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ORDINANCE #65737
Board Bill No. 340

Committee Substitute

AN ORDINANCE DESIGNATING A PORTION OF THE CITY OF ST. LOUIS, MISSOURI, AS A
REDEVELOPMENT AREA KNOWN AS THE WALTER KNOLL FLORIST TIF REDEVELOPMENT
AREA PURSUANT TO THE REAL PROPERTY TAX INCREMENT REDEVELOPMENT ACT;
APPROVING A REDEVELOPMENT PLAN, A REDEVELOPMENT PROJECT AND PUBLIC
IMPROVEMENT PROJECT WITH RESPECT THERETO; ADOPTING TAX INCREMENT
FINANCING WITHIN THE REDEVELOPMENT AREA; MAKING FINDINGS WITH RESPECT
THERETO; ESTABLISHING THE WALTER KNOLL FLORIST SPECIAL ALLOCATION FUND;
AND AUTHORIZING CERTAIN ACTIONS BY CITY OFFICIALS.

WHEREAS, the City of St. Louis, Missouri (the “City”), is a body corporate and a political subdivision of the State of
Missouri, duly created, organized and existing under and by virtue of its charter, the Constitution and laws of the State of Missouri;
and

WHEREAS, on December 20, 1991, pursuant to Ordinance No. 62477, the Board of Aldermen of the City created the Tax
Increment Financing Commission of the City of St. Louis, Missouri (the “TIF Commission”); and

WHEREAS, the TIF Commission is duly constituted according to the Real Property Tax Increment Allocation
Redevelopment Act, Sections 99.800 to 99.865 of the Revised Statutes of Missouri (2000), as amended (the “TIF Act”), and is
authorized to hold public hearings with respect to proposed redevelopment areas and redevelopment plans and to make
recommendations thereon to the City; and

WHEREAS, at the direction of the Board of Aldermen, staff and consultants of the City and W.C. & D. Enterprises, Inc.
d/b/a Walter Knoll Florist prepared a plan for redevelopment titled “Walter Knoll Florist TIF Redevelopment Plan” dated August
23, 2002, as amended November 19, 2002 (the “Redevelopment Plan”), for an area which is comprised of approximately fifteen
parcels of real property and includes portions of the adjacent right-of-way, such as LaSalle Street and California Avenue, and the
alleys adjacent to such parcels in City Block Nos. 1261, 1260, 1824 and 1815 (the “Redevelopment Area”), which Redevelopment
Area is more fully described in the Redevelopment Plan, attached hereto and marked Exhibit A; and

WHEREAS, the Redevelopment Plan proposes to completely redevelop the Redevelopment Area by demolishing certain
dilapidated buildings, constructing necessary surface parking lots, rehabilitating and renovating certain structures to conform to
current code requirements, and constructing new facilities to provide for the expansion and relocation of Walter Knoll Florist’s florist
business (the “Redevelopment Project,” or “TIF Project” as further set forth in the Redevelopment Plan); and

WHEREAS, the Redevelopment Plan further proposes that the City select a developer to complete certain public
improvements within and surrounding the Redevelopment Area (the “Public Improvement Project”) to improve the safety and
appearance of the surrounding area for the benefit of the employees and customers of the Developer and of Florist Row; and 

WHEREAS, the Board of Aldermen recognizes that the Redevelopment Project and Public Improvement Project will serve
as an incentive for private enterprise and investment in the Area, and will help serve as the necessary impetus to reestablish the Area
and surrounding properties as “Florist Row” in the City; and 

WHEREAS, the Board of Aldermen hereby recognizes and determines that redevelopment of the Redevelopment Area
through the completion of the Redevelopment Project and Public Improvement Project in accordance with the Redevelopment Plan
would not reasonably be anticipated to be developed without the adoption of tax increment financing; and

WHEREAS, on October 16, 2002, after all proper notice was given, the TIF Commission held a public hearing in
conformance with the TIF Act and received comments from all interested persons and taxing districts relative to the Redevelopment
Area, the Redevelopment Plan, the Redevelopment Project and Public Improvement Project; and 

WHEREAS, the TIF Commission recommended that the Board of Aldermen adopt the Redevelopment Plan, the
Redevelopment Project and the Public Improvement Project, and designate the Redevelopment Area as a “redevelopment area” within
the meaning of the TIF Act; and

WHEREAS, the Board of Aldermen hereby recognizes that redevelopment of the Redevelopment Area in accordance with
the Redevelopment Plan is of economic significance to the City, and will serve to eliminate the conditions that cause the
Redevelopment Area to be blighted, and therefore, the Redevelopment Project and Public Improvement Project, through tax
increment financing, will serve to benefit the general welfare of the City; and

WHEREAS, the Developer has demonstrated that the Redevelopment Project would not reasonably be anticipated to be
developed without the adoption of tax increment financing and, therefore, redevelopment of the Redevelopment Area in accordance
with the Redevelopment Plan is not feasible and would not otherwise be completed; and

WHEREAS, the City, by Ordinance Nos. 58751 and 62220, has previously determined that (i) by reason of predominance
of defective or inadequate street layout, insanitary or unsafe conditions, deterioration of site improvements, improper subdivision
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or obsolete platting, there exist conditions within the Redevelopment Area which endanger life or property by fire or other causes
and constitute an economic or social liability or a menace to the public health, safety, morals or welfare in the present condition and
use of the Redevelopment Area, and (ii) such conditions are beyond remedy and control solely by regulatory process in the exercise
of the police power and cannot be dealt with effectively by ordinary private enterprise; and

WHEREAS, the Board of Aldermen has received the recommendations of the TIF Commission regarding the
Redevelopment Area and the Redevelopment Plan and finds that it is desirable and in the best interests of the City to designate the
Redevelopment Area as a “redevelopment area” as provided in the TIF Act and adopt the Redevelopment Plan, Redevelopment
Project and Public Improvement Project in order to encourage and facilitate redevelopment of the Redevelopment Area; and

WHEREAS, the Board of Aldermen hereby determines that the Redevelopment Area qualifies for the use of tax increment
financing to alleviate the conditions that qualify it as a “blighted area” as provided in the TIF Act and as set forth herein; and

WHEREAS, it is necessary and desirable and in the best interest of the City to adopt tax increment financing within the
Redevelopment Area and to establish a Special Allocation Fund for the Redevelopment Area in order to provide for the promotion
of the general welfare through redevelopment of the Redevelopment Area in accordance with the Redevelopment Plan which
redevelopment includes, but is not limited to, assistance in the physical, economic, and social development of the City of St. Louis,
providing for a stabilized population and plan for the optimal growth of the City of St. Louis, and in particular, downtown St. Louis,
encouragement of a sense of community identity, safety and civic pride, preservation and restoration of properties of historical and
architectural value and significance, elimination of physical and environmental blight, and the elimination of impediments to land
disposition and development in the City of St. Louis.

NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE CITY OF ST. LOUIS,
MISSOURI, AS FOLLOWS:

SECTION ONE. The Board of Aldermen hereby adopts the foregoing recitals as findings.

SECTION TWO. The Board of Aldermen hereby makes the following findings:

A. The Redevelopment Area on the whole is a “blighted area”, as defined in Section 99.805(1) of the TIF Act, and
has not been subject to growth and development through investment by private enterprise and would not reasonably be anticipated
to be developed without the adoption of tax increment financing, the Redevelopment Plan, the Redevelopment Project and the Public
Improvement Project. This finding includes, the Redevelopment Plan sets forth, and the Board of Aldermen hereby finds and adopts
by reference: (i) a detailed description of the factors that qualify the Redevelopment Area as a “blighted area” and qualify the
Redevelopment Project and Public Improvement Project, respectively, as a “redevelopment projects” and (ii) an affidavit, signed by
the Developer and submitted with the Redevelopment Plan, attesting that the provisions of Section 99.810.1(1) of the TIF Act have
been met, which description and affidavit are incorporated herein as if set forth herein.

B. The Redevelopment Plan conforms to the comprehensive plan for the development of the City as a whole. 

C. In accordance with the TIF Act, the Redevelopment Plan states the estimated dates of completion of the
Redevelopment Project and Public Improvement Project and retirement of the financial obligations issued to pay for certain
redevelopment project costs and these dates are twenty three (23) years or less from the date of approval of the Redevelopment
Project and Public Improvement Project by this Ordinance.

D. A plan has been developed for relocation assistance for businesses and residences in Ordinance No. 62481
adopted December 20, 1991.

E. A cost-benefit analysis showing the economic impact of the Redevelopment Plan on each taxing district which
is at least partially within the boundaries of the Redevelopment Area is included in the Redevelopment Plan and is incorporated herein
as if fully set forth herein, which cost-benefit analysis shows the impact on the economy if the project is not built and is built pursuant
to the Redevelopment Plan. 

F. Redevelopment of the Redevelopment Area in accordance with the Redevelopment Plan is not financial feasible
without the assistance of tax increment financing and would not otherwise be completed.

G. The Redevelopment Plan does not include the initial development or redevelopment of any gambling
establishment as that term is defined in Section 99.805(6) of the TIF Act.

H. The Redevelopment Area includes only those parcels of real property and improvements thereon directly and
substantially benefitted by the proposed Redevelopment Project and Public Improvement Project. 

SECTION THREE. The Redevelopment Area described in the Redevelopment Plan is hereby designated as a
“redevelopment area” as defined in Section 99.805(11) of the TIF Act.

SECTION FOUR. The Redevelopment Plan as reviewed and recommended by the TIF Commission on October 16, 2002
including amendments thereto, if any, and the Redevelopment Project and Public Improvement Project as described in the
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Redevelopment Plan are hereby adopted and approved. A copy of the Redevelopment Plan is attached hereto as Exhibit A and
incorporated herein by reference. 

SECTION FIVE. Tax increment allocation financing is hereby adopted within the Redevelopment Area. After the total
equalized assessed valuation of the taxable real property in the Redevelopment Area exceeds the certified total initial equalized
assessed valuation of the taxable real property in the Redevelopment Area, the ad valorem taxes, and payments in lieu of taxes, if
any, arising from the levies upon taxable real property in the Redevelopment Area by taxing districts and tax rates determined in the
manner provided in Section 99.855.2 of the TIF Act each year after the effective date of this Ordinance until the redevelopment
project costs have been paid in full, shall be divided as follows: 

A. That portion of taxes, penalties and interest levied upon each taxable lot, block, tract, or parcel of real property
which is attributable to the initial equalized assessed value of each such taxable lot, block, tract or parcel of real property in the area
selected for the Redevelopment Project and Public Improvement Project shall be allocated to and, when collected, shall be paid by
the City Collector to the respective affected taxing districts in the manner required by law in the absence of the adoption of tax
increment allocation financing; and 

B. Payments in lieu of taxes attributable to the increase in the current equalized assessed valuation of each taxable
lot, block, tract, or parcel of real property in the area selected for the Redevelopment Project and Public Improvement Project and
any applicable penalty and interest over and above the initial equalized assessed value of each such unit of property in the area
selected for the Redevelopment Project and Public Improvement Project shall be allocated to and, when collected, shall be paid to
the City's Treasurer, who shall deposit such payments in lieu of taxes into a special fund called the “Walter Knoll Florist Special
Allocation Fund” for the purpose of paying redevelopment costs and obligations incurred in the payment thereof. Payments in lieu
of taxes which are due and owing shall constitute a lien against the real estate of the Redevelopment Project or Public Improvement
Project from which they are derived and shall be collected in the same manner as the real property tax, including the assessment of
penalties and interest where applicable. 

SECTION SIX. In addition to the payments in lieu of taxes described in Section Five of this Ordinance, fifty percent of
the total additional revenue from taxes penalties and interest which are imposed by the City or other taxing districts and which are
generated by economic activities within the area of the Redevelopment Project and Public Improvement Project over the amount of
such taxes generated by economic activities within the area of the Redevelopment Project and Public Improvement Project in the
calendar year prior to the adoption of the Redevelopment Project and Public Improvement Project by this Ordinance, while tax
increment financing remains in effect, but excluding personal property taxes, taxes imposed on sales or charges for sleeping rooms
paid by transient guests of hotels and motels, taxes levied pursuant to Section 70.500 of the Revised Statutes of Missouri (2000), or
taxes levied for the purpose of public transportation pursuant to Section 94.660 of the Revised Statutes of Missouri (2000), licenses,
fees or special assessments other than payments in lieu of taxes and penalties and interest thereon, in accordance with Section
99.845.3 of the TIF Act, as may be amended from time to time, shall be allocated to, and paid by the City Collector to the City
Treasurer or other designated financial officer of the City, who shall deposit such funds in a separate segregated account within the
Walter Knoll Florist Special Allocation Fund.

SECTION SEVEN. There is hereby created and ordered to be established within the treasury of the City a separate fund
to be known as the “Walter Knoll Florist Special Allocation Fund.” To the extent permitted by law, the City hereby pledges funds
in the Walter Knoll Florist Special Allocation Fund for the payment of redevelopment project costs and obligations incurred in the
payment thereof. 

SECTION EIGHT. The Comptroller of the City is hereby authorized and directed to enter into agreements or contracts
with other taxing districts as is necessary to ensure the allocation and collection of the taxes and payments in lieu of taxes described
in Sections Five and Six of this Ordinance and the deposit of the said taxes or payments in lieu of taxes into the Special Allocation
Fund for the payment of redevelopment project costs and obligations incurred in the payment thereof, all in accordance with the TIF
Act.

SECTION NINE. The City Register is hereby directed to submit a certified copy of this Ordinance to the Assessor, who
is directed to determine the total equalized assessed value of all taxable real property within the Redevelopment Area as of the date
of this Ordinance, by adding together the most recently ascertained equalized assessed value of each taxable lot, block, tract or parcel
of real property within the Redevelopment Area, and shall certify such amount as the total initial equalized assessed value of the
taxable real property within Redevelopment Area. 

SECTION TEN. The Mayor and Comptroller of the City and all other officers, agents, representatives and employees of
the City are hereby authorized to take any and all actions as may be deemed necessary, desirable, convenient or proper to carry out
and comply with the intent of this Ordinance with regard to the implementation of the Redevelopment Plan and to execute and deliver
for and on behalf of the City all certificates, instruments or other documents as may be necessary, desirable, convenient or proper
to carry out the matters herein authorized.

SECTION ELEVEN. The Mayor or his designated representatives are hereby further authorized and directed to make any
changes to the documents and instruments approved and authorized by this Ordinance as may be consistent with the intent of this
Ordinance and necessary, desirable, convenient or proper in order to carry out the matters herein authorized.

SECTION TWELVE. It is hereby declared to be the intention of the Board of Aldermen that each and every part, section
and subsection of this Ordinance shall be separate and severable from each and every other part, section and subsection hereof and
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that the Board of Aldermen intends to adopt each said part, section and subsection separately and independently of any other part,
section and subsection. In the event that any part, section or subsection of this Ordinance shall be determined to be or to have been
unlawful or unconstitutional, the remaining parts, sections and subsections shall be and remain in full force and effect, unless the
court making such finding shall determine that the valid portions standing alone are incomplete and are incapable of being executed
in accord with the legislative intent.

EXHIBIT A

Walter Knoll Florist Amended TIF Redevelopment Plan

WALTER KNOLL FLORIST

AMENDED TIF REDEVELOPMENT PLAN

Submitted to
City of St. Louis

Tax Increment Financing Commission
August 23, 2002

and Amended
November 19, 2002

WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

I. INTRODUCTION

II. OVERVIEW OF TAX INCREMENT FINANCING (“TIF”)

III. FINDING THAT THE REDEVELOPMENT AREA IS A BLIGHTED AREA

IV. REDEVELOPMENT PLAN INCLUDING NECESSARY FINDINGS

1. DESCRIPTION OF THE REDEVELOPMENT AREA
2. REDEVELOPMENT PLAN OBJECTIVES
3. REDEVELOPMENT PROJECT AND PUBLIC IMPROVEMENT PROJECT 
4. GENERAL LAND USES TO APPLY
5. REDEVELOPMENT SCHEDULE AND ESTIMATED DATES OF COMPLETION
6. MOST RECENT EQUALIZED ASSESSED VALUE OF PARCELS WITHIN REDEVELOPMENT AREA
7. ESTIMATED EQUALIZED ASSESSED VALUE AFTER REDEVELOPMENT 
8. ACQUISITION
9. BLIGHTED AREA
10 CONFORMS WITH THE COMPREHENSIVE PLAN OF THE CITY
11. PLAN FOR RELOCATION ASSISTANCE
12. COST BENEFIT ANALYSIS
13. DOES NOT INCLUDE GAMBLING ESTABLISHMENT
14. REPORTS TO DED

V. FINANCING PLAN

1. ELIGIBLE REDEVELOPMENT PROJECT COSTS
2. TIF PROJECT FINANCING AND NATURE OF OBLIGATIONS
3. TIF NOTE FUNDING
4. EVIDENCE OF COMMITMENT TO FINANCE PROJECT COSTS OF TIF PROJECT
5. PUBLIC IMPROVEMENT PROJECT FUNDING
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WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDICES

1. LEGAL DESCRIPTION AND MAP OF REDEVELOPMENT AREA 

2. ESTIMATED COSTS AND ANTICIPATED SOURCES OF FUNDS FOR THE REDEVELOPMENT PROJECT AND
THE PUBLIC IMPROVEMENT PROJECT

3. REDEVELOPMENT PROJECT SCHEDULE 

4. EQUALIZED ASSESSED VALUES BY PARCEL

5. PROJECTED TIF REVENUES AND COST BENEFIT ANALYSIS

6. ACQUISITION PARCEL

7. DEVELOPER AFFIDAVIT

8. EVIDENCE OF COMMITMENT TO FINANCE PROJECT COSTS

I. INTRODUCTION

The following is a plan prepared by the City of St. Louis (“City”) in conjunction with W.C.& D. Enterprises d/b/a Walter
Knoll Florist (the “Developer”) for redevelopment of certain parcels of real property within City of St. Louis Block Nos. 1260, 1824,
1261 and 1815 (the “Redevelopment Area” or “Area”). A legal description and map of the Redevelopment Area are contained herein
as Appendix 1.

The Redevelopment Area is comprised of approximately fifteen parcels of real property and includes portions of the
adjacent right-of-way, such as LaSalle Street and California Avenue, and the alleys adjacent to such parcels in City Block Nos. 1261,
1260, 1824 and 1815. The Redevelopment Area as a whole qualifies as a blighted area under Missouri’s Real Property Tax Increment
Allocation Redevelopment Act (Revised Statutes of Missouri § 99.800 et. seq.) (the “TIF Act”). In addition, the City of St. Louis
has, by Ordinance Nos. 58751 and 62220 blighted all of the Redevelopment Area under the Revised Statutes of Missouri (R.S.Mo.)
Chapters 99 and 100. Ordinance No. 58751 designates all but three parcels within the Area as blighted under Chapter 100 R.S.Mo.,
and within the “Ohio-Papin South Industrial/Commercial Area.” Ordinance No. 62220 designates the remaining portion of the Area
as blighted under Chapter 99 R.S.Mo., and within the “Gate District East Redevelopment Area.”

This Redevelopment Plan proposes to completely redevelop the Area by demolishing certain dilapidated buildings,
constructing necessary surface parking lots, rehabilitating and renovating certain structures to conform to current code requirements,
and constructing new facilities to provide for the expansion and relocation of Developer’s florist business (the “Redevelopment
Project,” or “TIF Project”). It is anticipated that the Redevelopment Project will serve as an incentive for private enterprise and
investment in the Area, and will help serve as the necessary impetus to reestablish the Area and surrounding properties as “Florist
Row” in the City. This Redevelopment Plan further proposes that the City select a developer to complete certain public improvements
within and surrounding the Area (the “Public Improvement Project”) to improve the safety and appearance of the surrounding area
for the benefit of the employees and customers of the Developer and of Florist Row. 

This Redevelopment Plan proposes that a Tax Increment Financing Note (“TIF Note”) be authorized and issued by the City
in an amount equal to one million dollars and no/100 ($1,00,000.00) plus issuance costs to fund a portion of the costs associated with
the TIF Project. Fifty percent of Economic Activity Taxes, as defined in the TIF Act, generated within the designated Redevelopment
Area will be allocated to retire the TIF Note. Payments in lieu of real estate taxes within the Redevelopment Area (“PILOTS”) will
also be allocated to retire the TIF Note. This Redevelopment Plan calls for amortization of the TIF Note for a period of up to 23 years
after approval of the Redevelopment Plan and TIF Project.

This Redevelopment Plan further proposes that upon retirement of the TIF Note, the City will apply the next $1.2 million
in PILOTS and EATS generated within the Area on a pay-as-you-go basis to fund the costs of the Public Improvement Project. It
is estimated that over the term of this Redevelopment Agreement, approximately one million two hundred thirty-nine thousand four
hundred thirty-three dollars and no/100 ($1,239,433) will be available to fund the Public Improvement Project.

Other financing aspects of the Redevelopment Project are discussed in more detail in Section V. 

II. OVERVIEW OF TAX INCREMENT FINANCING (“TIF”)

In order to promote the redevelopment of a declining area, or to induce new activity in an area that has been lacking in
growth and development, the State of Missouri has provided statutory tools to counties and municipalities to assist private, and initiate
public, investment. One such tool is the TIF Act.

The TIF Act allows cities and counties to (1) identify and designate redevelopment areas that qualify as Blighted Areas,
Conservation Areas, or Economic Development Areas as each are defined in the TIF Act; (2) adopt a redevelopment plan that
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designates the redevelopment area and states the objectives to be attained and the program to be undertaken; (3) approve a
redevelopment project(s) for implementation of the redevelopment plan; and (4) utilize the tools set forth in the TIF Act to assist in
reducing or eliminating those conditions that cause the area to qualify as a redevelopment area. Generally, the TIF Act allows
municipalities to foster economic and physical improvements in a redevelopment or project area and to enhance the tax base of all
taxing districts that levy taxes in such area. Within redevelopment areas, municipalities may use the power of eminent domain to
provide necessary property acquisition for the implementation of a redevelopment plan and redevelopment project.

The concept of tax increment financing is outlined as follows: implementation of a redevelopment project within the
redevelopment area will produce increased real estate assessments attributable to the redevelopment within the area. The project then
makes PILOTS on the increased assessed value of the improved property. The project also generates new EATS resulting from
operations within the redevelopment or project area. The TIF Act authorizes the capture of certain PILOTS and EATS in the
redevelopment or project area over and above such levels within that area in the year prior to the approval of the redevelopment
project. New development is made possible within the redevelopment area through the municipality's use of incremental revenues
to finance certain costs of developing or redeveloping the area.

The municipality segregates these incremental revenues into a special account, the "special allocation fund," during the
period of time in which the incremental revenues are dedicated to the purposes identified in the redevelopment plan. The municipality
is further authorized to pledge additional net new revenues from the project to the purposes identified in the redevelopment plan. All
taxing districts that levy taxes on property within the redevelopment or project area continue to receive tax revenues based upon
property values which existed prior to the adoption of ordinances establishing the redevelopment or project area. Taxing districts also
benefit from the increase in certain other taxes resulting from the increased economic activity in the redevelopment or project area.
These taxes resulting from development of the redevelopment project are not deposited in the special allocation fund pursuant to the
provisions of the TIF Act. The TIF Act requires that, prior to establishing a redevelopment area or approving or amending TIF
redevelopment plans and projects, a municipality must create a TIF Commission. A TIF Commission is comprised of six individuals
appointed by the chief elected official of the municipality, with the consent of its governing body, and three individuals who are
appointed by the other taxing districts within the proposed redevelopment area. Two of these three members are to represent the
school district(s) that tax property within the proposed redevelopment area; the other member is appointed by all the remaining taxing
districts. The TIF Commission's role is to review, consider, and make recommendations to the municipality's governing body
concerning the adoption of redevelopment plans and redevelopment projects and the designation of redevelopment areas; and to
exercise such other powers as are available to it under the TIF Act.

III. FINDING THAT REDEVELOPMENT AREA IS A BLIGHTED AREA

The City of St. Louis previously has by Ordinance Nos. 58751 and 62220 blighted all of the Redevelopment Area under
the Revised Statutes of Missouri (R.S.Mo.) Chapters 99 and 100. Ordinance No. 58751 designates all but three parcels within the
Area as blighted under Chapter 100 R.S.Mo., and within the “Ohio-Papin South Industrial/Commercial Area.” Ordinance No. 62220
reaffirms the finding of blight and designation of the Lafayette Towne Redevelopment Area as made by Ordinance No. 61124.
Ordinance No. 62220 further designates the remaining portion of the Area as blighted under Chapter 99 R.S.Mo., within the “Gate
District East Redevelopment Area,” and approves an amended redevelopment plan for the Gate District East Redevelopment Area.

Ordinance No. 58751 states, in pertinent part:

It is hereby found, determined and declared that the project area as described in the Ohio-
Papin South Industrial/Commercial Plan and as set forth herein, is a blighted, insanitary and
undeveloped industrial area as defined in Section 100.310(2), (11), (18) R.S.Mo. (1978), as
amended, and that the conditions existing therein constitute an economic and social liability
and are detrimental to the public safety, health, morals and welfare of the community, and
the the project area qualifies as a blighted, insanitary and undeveloped industrial area under
Section 100.300 through 100.620 R.S.Mo., 1978, as amended.

City Ordinance No. 58751 Section 1. (1983).

Ordinance No. 62220 states, in pertinent part:

The [Gate District East Redevelopment Area] was found to be blighted under Chapter 99
[R.S.Mo.] by Ordinance No. 61124. Though some development has occurred, particularly
along Park Avenue west of Jefferson Avenue, the vast majority of the [Gate District East
Redevelopment Area] still remains deteriorated, undeveloped or vacant land. The continued
evidence of unused and deteriorated properties constitutes the [Gate District East
Redevelopment Area] as blighted under the meaning of the Chapter 99 Missouri
Redevelopment Law.

City Ordinance No. 62220 Section 5. (1991). 

Despite the incentives available through such plans, however, the Redevelopment Area remains blighted, unoccupied and
underutilized. 

As defined in the TIF Act, a “blighted area” is:
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An area which, by reason of the predominance of defective or inadequate street layout,
unsanitary or unsafe conditions, deterioration of site improvements, improper subdivision
or obsolete platting, or the existence of conditions which endanger life or property by fire
and other causes, or any combination of such factors, retards the provision of housing
accommodations or constitutes an economic or social liability or a menace to the public
health, safety, morals, or welfare in its present condition and use.

The Redevelopment Area is a blighted area as defined above based upon the City’s finding and the fact that it exhibits the
factors enumerated above, which are further discussed as follows:

i. Defective or Inadequate Street Layout. The Redevelopment Area severely lacks the necessary infrastructure and
adequate street layout to provide for commercial development in the Area. The streets, alleys, sidewalks and
blocks in and around the Redevelopment Area were originally platted and developed on a parcel-by-parcel and
building-by-building basis with little evidence of coordination and planning among the surrounding buildings
and activities for growth or future development needs. This is evidenced by the size of several of the lots within
the Area, which are long and narrow and need to be assembled to provide a feasible lot size for any type of
modern development. In addition, the Area severely lacks adequate off-street parking and loading facilities.
During the peak morning hour, LaSalle Street is typically blocked with delivery trucks, making ingress and
egress in the Area difficult. Such a lack of adequate parking and loading docks hampers the ability of businesses
within the Area to attract customers and to expand their operations.

ii. Unsanitary or Unsafe Conditions. The Redevelopment Area is characterized by the presence of several
dilapidated and deteriorated structures, and vacant overgrown parcels. Seven of the properties within the Area
were previously owned by the now-defunct St. Louis Wholesale Plant Co., and were left in a state of neglect and
disrepair. An additional three properties within the Area are owned by public entities such as either the City, the
Land Reutilization Authority for the City of St. Louis (“LRA”), or the Land Clearance for Redevelopment
Authority for the City of St. Louis (“LCRA”). Problems with properties within the Area include boarded up
windows and doors, overgrown vegetation, crumbling steps and stair-rails, deteriorated roofs, lack of natural
light, lack of fire escape routes, inadequate provision for the storage of garbage, lack of utilities that are up to
modern code standards, and inadequate access for the disabled. 

iii. Deterioration of Site Improvements. In general, deterioration refers to any physical deficiencies or disrepair in
buildings or site improvements requiring treatment or repair. Deterioration may be evident in basically sound
buildings containing minor defects, such as a lack of painting, loose or missing roof tiles, floor or ceiling panels,
or holes and cracks over limited areas. Deterioration which is not easily curable, however, and which cannot be
accomplished in the course of normal maintenance includes buildings with defects in the primary and secondary
building components. Primary building components include the foundation, exterior walls, floors, roofs, wiring,
plumbing, etc. Secondary building components include the doors, windows, frames, fire escapes, gutters,
downspouts, fascia materials, etc. Deterioration of streets and alleys includes evidence of pot holes, cracks,
depressions, overgrowth, and poor drainage. Deterioration of sidewalks is evidenced by settled areas, cracks,
gravel sections, overgrowth, or depressed curb areas. 

As demonstrated by the physical condition of the Redevelopment Area, the Redevelopment Area suffers from
deterioration of both the primary and secondary building components. These deficiencies cannot be corrected
through normal maintenance but require either replacement, renovation or rebuilding. The Area suffers from
deferred maintenance of windows, doors, exterior walls and related facade material, steps, loading areas, roof
areas and mechanical systems. Adjacent sidewalks and surface areas are in a state of severe deterioration and
need to be repaired or reconstructed. Several lots are unimproved and are overgrown with weeds and other
vegetation.

iv. Obsolescence. Obsolescence of the Redevelopment Area is apparent. In general, obsolescence is either functional
or economic. Functional obsolescence relates to the physical utility of a structure, while economic obsolescence
relates to a building’s ability to compete in the market place. The design, location, and space arrangement of
several parcels within the Redevelopment Area were intended for residential use. Over time, several lots were
consolidated and used for the purpose of a wholesale florist business. Due to severe neglect and misuse, however,
these limited improvements are now functionally obsolete. Moreover, the interior height of the existing
greenhouses is functionally obsolete for the modern floral business. In addition, the remaining boarded up and
dilapidated residential improvements no longer conform to the surrounding commercial and wholesale uses and
are also now functionally obsolete. 

Economic obsolescence is generally a result of adverse conditions which cause some degree of market rejection
and, hence, depreciation in market values. Typically, buildings classified as dilapidated and buildings which
contain vacant space are characterized by problem conditions which may not be economically curable, resulting
in net rental losses and/or depreciation in market value.

Obsolescence in buildings, because of physical characteristics, lack of physical maintenance and repair, or
economic conditions limiting their long-term sound use or reuse, is typically difficult and expensive to correct.
The resulting deferred maintenance, deterioration and vacancies often have an adverse effect on nearby and
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surrounding development and detract from the physical, functional and economic vitality of the area.

In addition to the many vacant unimproved parcels within the Area, the Redevelopment Area is characterized
by conditions which indicate that structures within the Area are incapable of efficient or economic use as
evidenced by: (i) inefficient exterior configuration of the structure, including insufficient width, size, irregular
shape, or improper orientation of the building site; (ii) inflexible interior configuration of the structure, including
spacing of bearing walls, supporting columns and beams, and single purpose design; (iii) inadequate heating,
electrical, plumbing and ventilation systems; (iv) inadequate access for contemporary systems of delivery and
service; (v) inadequate capabilities for modern telecommunications and work space; (vi) inadequate loading
facilities; (vii) limited fire and life safety provisions and which would be difficult to conform to current code
compliance; (viii) non-conformance to fire, building, and safety codes; and (ix) inadequate ceiling heights in the
greenhouses. 

v. Excessive Vacancies. Excessive vacancies as a blighting factor refers to the presence of buildings or sites which
are unoccupied or not fully utilized and which present adverse influence on the surrounding area because of the
frequency or duration of vacancies. Several vacant, unimproved and overgrown parcels exist throughout the
Area. In addition, the three structures owned by public entities have remained vacant and in a state of disrepair
and misuse for the past several years. Those structures previously occupied by St. Louis Wholesale Plant Co.
have remained largely underutilized since early 2001. The Developer presently rents these structures and is
liquidating the previous inventory of St. Louis Wholesale Plant Co.

vi. Endangerment by Fire or Other Causes. Endangerment by fire or other causes is typically due to the presence
of structures below minimum code standards. Such code standards include subdivision, building, housing,
property maintenance, fire or other governmental codes applicable to the property. The principal purpose of such
codes is to require buildings to be constructed and maintained so that they will have the capability to support
their type of occupancy, provide necessary fire and similar hazard protection, or to establish the minimum
standards essential for safe and sanitary habitation. 

Due to the deterioration of site improvements and excessive vacancy of the Redevelopment Area, the Area
suffers from endangerment by fire or other causes. Indeed, the Area lacks contemporary fire safety, sanitation,
and other security measures. The lack of maintenance and unsafe conditions evident in the Redevelopment Area
is a hazard to both real property and personal safety. 

vii. Economic and Social Liability. The Area in its current condition is a liability to the general welfare and economic
independence of the City. The appearance and state of the Redevelopment Area erodes, if not completely
discourages, new investment and development. The condition and design of the structures within the Area,
coupled with the excessive amount of vacant parcels and underutilized buildings, prevents businesses from
expanding and making improvements to the Area, which further aggravates and continues the lack of
maintenance, redevelopment and incentive for investment in the Area. 

viii. Menace to the Public Health, Safety, Morals or Welfare. As discussed above, the Redevelopment Area exhibits
many factors which constitute a menace to the public health, safety, morals, or welfare in its present condition
and use. The deteriorating, unsanitary, and unsafe site conditions as illustrated above represent a menace to the
public health and safety; the economic liability of the deteriorated, vacant, or obsolete structures discussed above
represents a menace to the public welfare.

The above factors, whether considered alone or as combined, constitute an economic and social liability, and constitute
a menace to the public health, safety, and welfare. As long as such conditions are present in the Redevelopment Area, there will be
little incentive for private investment and development to benefit the Area. Such disuse of property as is evidenced by the current
condition of the Area retards redevelopment, lowers the morale of citizens, encourages abuse and social harm, and furthers the social
stigma which currently plagues that and other areas of the City of St. Louis.

In determining if the proposed Redevelopment Area meets the eligibility requirements for TIF per the TIF Act, a number
of sources of information were utilized. These include, but are not limited to, the following:

a. Exterior survey of the condition and use of buildings within the Redevelopment Area;
b. Field survey of environmental conditions covering streets, alleys, sidewalks, curbs, parking facilities, and general

property maintenance;
c. Analysis of existing uses and their relationships;
d. Analysis of building and street design and layout; and
e. Review of previously approved blighting studies. 

IV. REDEVELOPMENT PLAN INCLUDING NECESSARY FINDINGS

1. Description of the Redevelopment Area

A legal description of the Redevelopment Area is included herein as Appendix 1.
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2. Redevelopment Plan Objectives

The City of St. Louis has established the following objectives for the Walter Knoll Florist TIF Redevelopment Plan. These
objectives are consistent with those purposes outlined in the TIF Act, as amended:

• To reduce or eliminate the conditions that cause the Redevelopment Area to be a “blighted area” as defined by
Section 99.805(1) of the TIF Act and as described in Section III of this Redevelopment Plan;

• To enhance the public health, safety, and welfare of the community by improving the infrastructure, curing
blighting conditions, and encouraging other public improvements necessary for insuring the Area’s stability and existing
and future redevelopment consistent with this Redevelopment Plan;

• Increase the level and perception of safety and revitalization in the Area which will in turn encourage an influx
of new customers to the Area;

• To upgrade and refurbish utilities, streets, sidewalks, street lighting, curbs, and other infrastructure facilities
benefitting the Redevelopment Area and Florist Row;

• To enhance the tax base by inducing development of the Redevelopment Area to its highest and best use, benefit
taxing districts and encourage private investment in surrounding areas;

• To promote the health, safety, order, convenience, prosperity and the general welfare 

• Increase property values of the Area;

• To improve public parks and recreational facilities and other public amenities which will benefit the Area and
the customers or employees of the Redevelopment Area.
• To provide development/business opportunities in the Redevelopment Area and surrounding areas;

• To stimulate construction and permanent employment opportunities and increased demand for services for the
Area;

• To train professionals in the florist business; and

• To re-establish the Area as “Florist Row” in the City.

3. Redevelopment Project and Public Improvement Project

Specifically, the above objectives will be satisfied by implementing each of the following, which together comprise the
Redevelopment Project:

• Commercial Use Rehabilitation, renovation and new construction in the Area to provide for (i)
retail space for the floral business, (ii) wholesale space for the floral business, (iii)
greenhouses and floral manufacturing/design facilities, and (iv) office space. 

• Parking Construction of surface area parking to serve customers and employees of Florist
Row.

In addition, the objectives of this Redevelopment Plan will further be met by undertaking the Public Improvement Project,
which may include: 

• Public Improvements Sidewalk and street repairs, new street lighting along Chouteau and LaSalle,
public signage designating the Area as “Florist Row,” and improvements to
neighborhood parks and residential facilities. 

The Redevelopment Project and Public Improvement Project are generalized to leave room for design creativity and
accommodations as needed, and so that the Developer and City can respond to prospective needs of the Developer as completion
of the Redevelopment Project progresses. Redevelopment of an area of this type must take into consideration the unique needs of
Developer’s business with specific space needs and requirements including the provision of adequate parking and access for the
disabled.

It is expected that the Redevelopment Projects will in turn encourage and foster continued private as well as public
investment in the surrounding areas. In addition, the safety of the area will improve due to the public improvements and other
amenities provided by the Public Improvement Project. The total estimated Redevelopment Project Costs for the Redevelopment
Project are $3,013,650 and $1,200,000 for the Public Improvement Project as set forth in greater detail in Appendix 2. 

4. General Land Uses to Apply
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The proposed land use for the Area is commercial/industrial use. The Redevelopment Area is currently partly zoned
industrial and partly zoned residential. Developer will have the Area properly rezoned as necessary for the Redevelopment Project
in accordance with this Redevelopment Plan. 

5. Redevelopment Schedule and Estimated Dates of Completion

It is estimated that implementation of this Redevelopment Plan will be completed within four years from the date of
execution of a redevelopment agreement for completion of the Redevelopment Project as contemplated by this Redevelopment Plan.
Completion of the Public Improvement Project shall be completed as determined by the City. The estimated date for retirement of
obligations incurred to finance the Redevelopment Project shall not be more than twenty-three (23) years from approval of the
Redevelopment Project. Included herein as Appendix 3 is the anticipated Redevelopment Program Schedule for the Redevelopment
Project. 

6. Most Recent Equalized Assessed Value of Parcels within the Redevelopment Area

A list of the current (2001) Equalized Assessed Values of all taxable property in the Redevelopment Area is attached as Appendix
4. These values are established and will be confirmed by the Assessor of the City of St. Louis. The total assessed value of taxable
property in the Redevelopment Area subject to PILOTs is currently $249,320.

7. Estimated Equalized Assessed Value After Redevelopment 

The total estimated Equalized Assessed value of all taxable property subject to PILOTs in the Redevelopment Area after
redevelopment is approximately $1,237,782, as set forth in greater detail in Appendix 5.

8. Acquisition

Developer is currently the owner under contract of a portion of the Area. It is anticipated that the Developer will acquire
the additional properties necessary for completion of the TIF Project either through private contracts or through the exercise of
eminent domain. Attached hereto as Appendix 6 is a list of ownership status of properties within the Area as of the date of this
Redevelopment Plan which are subject to eminent domain.

9. Blighted Area

As previously described in greater detail in Section III, the Redevelopment Area as a whole is a blighted area, and has not
been subject to growth and development through investment by private enterprise and will not reasonably be expected to be developed
without the adoption of tax increment financing. The Developer has executed an affidavit attesting to the existence of these conditions
which is included herein as Appendix 7. 

10.  Conforms with the Comprehensive Plan of the City

This Redevelopment Plan conforms to the “Ohio-Papin South Industrial/Commercial Plan,” prepared by the City, dated
1983, and the “Amended Redevelopment Plan for the Gate District East,” prepared by the City in 1988, and as amended by the City
in 1990. 

11. Plan for Relocation Assistance

Relocation of residents or businesses are not anticipated to be necessary within the Redevelopment Area with respect to
the TIF Projects. To the extent relocation would be necessary, this Redevelopment Plan adopts the City of St. Louis Relocation Policy
(Ordinance No. 62481) as the relocation policy for this Redevelopment Plan.

12. Cost Benefit Analysis

A cost benefit analysis showing a net benefit to each taxing district impacted by this Redevelopment Plan and the TIF
Redevelopment Projects is attached hereto as Appendix 5.

If the TIF Redevelopment Project is completed, then each of the taxing districts will continue to receive all of the tax
revenues currently received from the Redevelopment Area. Additionally, they will benefit from the additional property taxes and
economic activity taxes which will be paid and not contributed to the TIF. The TIF Act allows for the collection of only 50% of the
EATS for payment of project costs. The other 50% are distributed to the appropriate taxing authorities. EATS also exist which are
not applied to the TIF Projects as provided in the TIF Act. For example, the MetroLink portion of the local sales tax, the State Blind
Pension levy and the Commercial Surcharge are all excluded from the TIF. A detailed analysis of the benefits to the taxing districts
is attached as Appendix 5.

13. Does Not Include Gambling Establishment

The Redevelopment Plan does not include the initial development or redevelopment of any gambling establishment.

14. Reports to DED
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As required by the Statute, the City shall report to the Department of Economic Development by the last day of February each year,
the name, phone number, and primary line of business of any business which locates within the Redevelopment Area.

V. FINANCING PLAN

1. Eligible Redevelopment Project Costs

The TIF Act provides for the use of tax increment revenues generated by a designated redevelopment area to pay all
reasonable or necessary costs incurred, estimated to be incurred, or incidental to a redevelopment plan or redevelopment project
within a TIF redevelopment area (“Redevelopment Project Costs”). A municipality may pledge all or any part of the funds in and
to be deposited in the special allocation fund established for a redevelopment project area to the payment of redevelopment project
costs and obligations within the redevelopment area, including the retention of funds for the payment of future redevelopment project
costs. 

At this time, the estimated Redevelopment Project Costs to be incurred in connection with the TIF Project based on
preliminary plans and initial estimates are approximately $3,013,650 and are set forth in Appendix 2. The estimated Redevelopment
Project Costs to be incurred in connection with the Public Improvement Project are approximately $1,200,000 and are set forth in
Appendix 2. More specifically, the TIF Act allows the City and/or its designated developer(s) to incur redevelopment costs associated
with implementation of an approved Redevelopment Plan and approved Redevelopment Project. These costs include all reasonable
or necessary costs incurred, and any costs incidental to a redevelopment project. Thus, this Redevelopment Plan anticipates that a
portion of the sources of funds used to pay the Project Costs will come from the TIF revenues, which, in accordance with the TIF
Act, may include but are not limited to: 

• Cost of studies, surveys, plans and specifications;

• Professional service costs including, but not limited to, architectural, engineering, legal marketing, financial,
planning or special services;

• Property assembly costs including, but not limited to, acquisition of land and other property real or personal or
rights, or interests therein;

• Costs of rehabilitation, reconstruction, or repair or remodeling of existing buildings and fixtures;

• Costs of construction of public works or improvements;
• Financing costs including, but not limited to, all necessary and incidental expenses related to the issuance of

obligations, and which may include the payment of interest on any obligations issued under the provisions of this
Redevelopment Plan accruing during the estimated period of construction of any redevelopment Project for
which such obligations are issued and for not more than eighteen months thereafter, and including reasonable
reserves related thereto; and

• All or a portion of a taxing district’s capital costs resulting from the Redevelopment Project necessarily incurred
or to be incurred in furtherance of the objectives of the Redevelopment Plan and Project, to the extent the City,
by written agreement, accepts and approves such costs.

The costs as shown on Appendix 2 represent the total approximate costs of the project regardless of the source of funding.
Typical plan implementation and financing costs are based on the experience of the Developer. It should be noted that these costs
are estimated based on the knowledge of the project at this time and that the actual redevelopment cost items for implementing the
Redevelopment Plan, the Redevelopment Project and Public Improvement Project may vary from these estimates.

It is not the intent of Appendix 2 or this Redevelopment Plan to restrict the City or the Developer to the cost amounts or
cost items as outlined. During the life of the Redevelopment Area, Plan, Redevelopment Project and Public Improvement Project,
other costs may be incurred or adjustments may be made within and among the line items specified in Appendix 2, if necessary and
reasonable to accomplish the program objectives of the Redevelopment Plan.

2. TIF Project Financing and Nature of Obligations

As set forth in Appendix 2, there are four principal sources of funds that are anticipated to be used to pay the costs of
implementation of the TIF Project previously described. These sources are:

• LDC Loan;

• Developer Equity;

• Private Financing; and

• Funds available through the issuance of TIF notes, bonds, loans, certificates or other certificates of indebtedness
(herein collectively referred to herein as “TIF Note or other financial obligations”). 
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3. TIF Note Funding

It is anticipated that the City will issue TIF Notes or other types of TIF obligations in an amount equal to $1,000,000 plus
issuance costs to fund a portion of the costs associated with the TIF Project, with a term of retirement for all such issues of not more
than 23 years. The TIF Notes or other financial obligations will be issued only to finance the Redevelopment Project and Project
Costs as outlined in Appendix 2 which are eligible costs as specified in Section 99.805(11) of the TIF Act, including any costs of
issuing the TIF Notes or other financial obligations.

The Notes may be issued in one or more series and may include notes, temporary notes or other financial obligations to
be redeemed by TIF Notes upon completion of the Redevelopment Project. In addition, these Notes or other financial obligations
may be privately placed. It is the City’s intent to pay for the principal and interest on these Notes or other financial obligations, in
any year, solely with money legally available for such purpose within the City’s Special Allocation Fund. 

The City’s Special Allocation Fund will contain at least two accounts:

1. The “PILOTS Account” which will contain all payments in lieu of taxes derived from all taxable, lots, blocks,
tracts, and parcels of real property (or any interest therein) within the Redevelopment Area as such property is
described in Appendices 1 and 6 to the Redevelopment Plan; and

2. The “Economic Activity Taxes (“EATS”) Account” which will contain fifty percent (50%) of the total funds
from taxes imposed by the City which are generated by the operations and activities within the Redevelopment
Area as such property is described in Appendices 1 and 6 to the Redevelopment Plan, excluding licenses, fees
or special assessments, and excluding personal property taxes and payments to the PILOTS Account. 

Funds on deposit in the PILOTS Account will be pledged to the payment of the Redevelopment Project Costs. Funds on
deposit in the EATS Account will be subject to annual appropriation by the City for payment of the Redevelopment Project Costs.
Such payment obligations shall not constitute debts or liabilities of the City, the State of Missouri, or any political subdivision thereof
within the meaning of any constitutional or statutory debt limitation or restriction and neither the City nor the State of Missouri shall
be liable thereon except from the PILOTS Account, and, to the extent appropriated by the City on an annual basis, from funds derived
from other taxes deposited into the Special Allocation Fund.

4. Evidence of Commitment to Finance Project Costs of TIF Project

Appendix 8 contains a preliminary commitment letter provided by Southern Commercial Bank, which bank has made a
preliminary review of the development proposal and has expressed an interest to finance the Project Costs associated with the TIF
Project

Financing of the Public Improvement Project will be undertaken by the City.

5. Public Improvement Project Funding

In addition to issuing TIF Notes for the TIF Project, this Redevelopment Plan anticipates that the City will, on a pay-as-you-
go basis, provide approximately $1,200,000 towards the costs associated with the Public Improvement Project. Specifically, this
Redevelopment Plan anticipates that the City will, upon retirement of the TIF Notes for the TIF Project, apply the revenue stream
of PILOTS and EATS generated by the TIF Project over the remainder of the term of this Redevelopment Plan to support financing
for the costs associated with the Public Improvement Project. It is estimated that the City will be able to begin to apply the revenue
stream of PILOTS and EATS towards the Public Improvement Project beginning in year 2013. 

WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 1

LEGAL DESCRIPTION AND MAP OF REDEVELOPMENT AREA

Commencing at the Southwest corner of Lot 28 in Block 8 of Toneys Addition commonly referred to as 2805 Hickory Street; thence
Southeastwardly along the North line of Hickory Street across all intervening streets and alleys, specifically California Avenue, to
a point of intersection with the East line of California Avenue and the Southwest corner of Lots 10 thru 16 of Eads & Schuylewrs
Addition commonly referred to as 2751 Hickory Street; thence Northwardly along the East line of California Avenue across all
intervening streets and alleys to a point of intersection with the South line of LaSalle Street and the Northwest corner of Lots 2 thru
7 of Eads Addition commonly referred to as 2752 LaSalle Street; thence Eastwardly along the South line of LaSalle Street to a point
on the North line of Lots 4 thru 6 in Block 4 of Eads Addition commonly referred to as 2734 LaSalle Street parallel with the
Southeast corner of Lots 12 thru 14 in Block 1 of Eads Addition commonly referred to as 2741 LaSalle Street; thence Northwardly
across all intervening streets and alleys, specifically LaSalle Street, to a point of intersection on the North line of a 15 foot wide alley
and the South line of Lots 1 thru 4 in Block 1 of Eads Addition commonly referred to as 2736 Chouteau Avenue; thence
Northwestwardly along the North line of said 15 foot wide alley across all intervening streets and alleys, specifically California
Avenue, to a point of intersection with the Southwest corner of Lots 1 thru 7 in Block 1 of Toneys Addition commonly referred to
as 2802 Chouteau Avenue; thence Southwardly across all intervening streets and alleys to a point of intersection with the North line
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of LaSalle Street and the Southwest corner of Lots 23 thru 26 in Block 1 of Toneys Addition commonly referred to as 2811 LaSalle
Street; thence Northwardly along the North line of LaSalle Street across all intervening streets and alleys to a point of intersection
with the East line of Ewing Avenue and the Southwest corner of Lots 16 thru 18 in Block 1 of Toneys Addition commonly referred
to as 1018 Ewing Avenue; thence Southwardly across all intervening streets and alleys, specifically LaSalle Street, to a point of
intersection with the South line of a 15 foot wide alley and the Northwest corner of Lots 16 thru 17 in Block 5 of Toneys Addition
commonly referred to as 1118 Ewing Avenue; thence Southwardly along the South line of said 15 foot wide alley across all
intervening streets and alleys to a point of intersection with the Northwest corner of Lot 28 in Block 8 of Toneys Addition commonly
referred to as 2805 Hickory; thence Southwardly along the West line of Lot 28 in Block 8 of Toneys Addition to the point of
beginning. 

See attached Map of Development Area

WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 2

ESTIMATED REDEVELOPMENT PROJECT COSTS
AND ANTICIPATED SOURCES OF FUNDING

WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 2

ESTIMATED REDEVELOPMENT PROJECT COSTS
AND ANTICIPATED SOURCES OF FUNDING
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WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 3

REDEVELOPMENT PROJECT SCHEDULE
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WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 4
EQUALIZED ASSESSED VALUE BY PARCEL
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WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 5
PROJECTED TIF REVENUES AND COST BENEFIT ANALYSIS



February 4, 2003  The City Journal 17A



18A   The City Journal February 4, 2003



February 4, 2003  The City Journal 19A



20A   The City Journal February 4, 2003



February 4, 2003  The City Journal 21A



22A   The City Journal February 4, 2003



February 4, 2003  The City Journal 23A



24A   The City Journal February 4, 2003



February 4, 2003  The City Journal 25A

WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 6
ACQUISITION PARCELS

ADDRESS OWNER OF RECORD

2741-45 LaSalle Southern Commercial Bank

2757-65 LaSalle Southern Commercial Bank

2801 LaSalle Troske Redevelopment Corporation c/o Southern

2811 LaSalle Southern Commercial Bank

1013 California Troske Redevelopment Corporation c/o Southern

2800 LaSalle Southern Commercial Bank

2749 LaSalle Southern Commercial Bank

2818 LaSalle Donald C. Laciny

2816 LaSalle LRA

2814 LaSalle Oscar & Irene Montgomery

2808 LaSalle Baisch & Skinner, Inc.

2806 LaSalle Johnny Bond

2803 Hickory Demeco Moore

2805 Hickory City of St. Louis

2801 Hickory LCRA
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WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 7
DEVELOPER AFFIDAVIT
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WALTER KNOLL FLORIST AMENDED TIF REDEVELOPMENT PLAN

APPENDIX 8
EVIDENCE OF COMMITMENT TO FINANCE

PROJECT COSTS
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ORDINANCE NO. 65737 - MAP OF WALTER KNOLL FLORIST TIF REDEVELOPMENT AREA
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ORDINANCE #65738
Board Bill No. 315

An ordinance approving a Redevelopment Plan for the 7001-17 Pennsylvania Ave. & 210 W. Quincy St. Area (“Area”)
after finding that the Area is blighted as defined in Section 99.320 of the Revised Statutes of Missouri, 1994, as amended, (the
“Statute” being Sections 99.300 to 99.715 inclusive), containing a description of the boundaries of said Area in the City of St. Louis
(“City”), attached hereto and incorporated herein as Exhibit “A”, finding that redevelopment and rehabilitation of the Area is in the
interest of the public health, safety, morals and general welfare of the people of the City; approving the Plan dated October 22, 2002
for the Area (“Plan”), incorporated herein by attached Exhibit “B”, pursuant to Section 99.430; finding that there is a feasible
financial plan for the development of the Area which affords maximum opportunity for development of the Area by private enterprise;
finding that any property in the Area may be acquired by the Land Clearance for Redevelopment Authority of the City of St. Louis
(“LCRA”) through the exercise of eminent domain; finding that the property within the Area is partially occupied the Redeveloper
shall be responsible for relocating any eligible occupants displaced as a result of implementation of the Plan; finding that there shall
be available ten (10) year real estate tax abatement; and pledging cooperation of the Board of Aldermen and requesting various
officials, departments, boards and agencies of the city to cooperate and to exercise their respective powers in a manner consistent
with the Plan.

WHEREAS, by reason of predominance of defective or inadequate street layout, insanitary or unsafe conditions,
deterioration of site improvements, improper subdivision or obsolete platting, there exist conditions which endanger life or property
by fire or other causes and constitute an economic or social liability or a menace to the public health. safety, morals or welfare in
the present condition and use of the Area, said Area being more fully described in Exhibit “A”; and

WHEREAS, such conditions are beyond remedy and control solely by regulatory process in the exercise of the police
power and cannot be dealt with effectively by ordinary private enterprise without the aids provided in the Statute; and 

WHEREAS, there is a need for the LCRA, a public body corporate and politic created under Missouri law, to undertake
the development of the above described Area as a land clearance project under said Statute, pursuant to 
plans by or presented to the LCRA under Section 99.430.1 (4); and

WHEREAS, the LCRA has recommended such a plan to the Planning Commission of the city of St. Louis (“Planning
Commission”) and to this St. Louis Board of Aldermen (“Board”), titled “Blighting Study and Plan for 7001-17 Pennsylvania Ave.
and 210 W. Quincy Street Area, dated October 22, 2002, consisting of a Title Page, a Table of Contents Page, and fourteen (14)
numbered pages, attached hereto and incorporated herein as Exhibit “B” (“Plan”); and

WHEREAS, under the provisions of the Statute, and of the federal financial assistance statutes, it is required that this Board
take such actions as may be required to approve the Plan; and

WHEREAS, it is desirable and in the public interest that a public body, the LCRA, undertake and administer the Plan in
the Area; and

WHEREAS, the LCRA and the Planning Commission have made and presented to this Board the studies and statements
required to be made and submitted by Section 99.430 and this Board has been fully apprised by the LCRA and the Planning
Commission of the facts and is fully aware of the conditions in the Area; and

WHEREAS, the Plan has been presented and recommended by LCRA and the Planning Commission to this Board for
review and approval; and

WHEREAS, a general plan has been prepared and is recognized and used as a guide for the general development of the
City and the Planning Commission has advised this Board that the Plan conforms to said general plan; and

WHEREAS, this Board has duly considered the reports, recommendations and certifications of the LCRA and the Planning
Commission; and  

WHEREAS, the Plan does prescribe land use and street and traffic patterns which may require, among other things, the
vacation of public rights-of-way, the establishment of new street and sidewalk patterns or other public actions; and

WHEREAS, this Board is cognizant of the conditions which are imposed on the undertaking and carrying out of a
redevelopment project, including those relating to prohibitions against discrimination because of race, color, creed, national origin,
sex, marital status, age, sexual orientation or physical handicap; and

WHEREAS, in accordance with the requirements of Section 99.430 of this Statute, this Board advertised that a public
hearing would be held by this Board on the Plan, and said hearing was held at the time and place designated in said advertising all
those who were interested in being heard were given a reasonable opportunity to express their views; and

WHEREAS, it is necessary that this Board take appropriate official action respecting the approval of the Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS:
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SECTION ONE.  There exists within the City of St. Louis (“City”) a blighted area, as defined by Section 99.320 of the
Revised Statutes of Missouri, 1994, as amended, (the “Statute” being Section 99.300 to 99.715 inclusive, as amended) described in
Exhibit “A”, attached hereto and incorporated herein, known as 7001-17 Pennsylvania Ave. and 210 W. Quincy Street Area.

SECTION TWO.  The redevelopment of the above described Area, as provided by the Statute, is necessary and in the
public interest, and is in the interest of the public health, safety, morals and general welfare of the people of the City.

SECTION THREE.  The Area qualifies as a redevelopment area in need of redevelopment under the provision of the
Statute, and the Area is blighted as defined in Section 99.320 of the Statute.

SECTION FOUR.  The Blighting Study and Plan for the Area, dated October 22, 2002 (“Plan”) having been duly reviewed
and considered, is hereby approved and incorporated herein by reference, and the President or Clerk of this St. Louis Board of
Aldermen (“Board”) is hereby directed to file a copy of said Plan with the Minutes of this meeting.

SECTION FIVE.  The Plan for the Area is feasible and conforms to the general plan for the City.

SECTION SIX.  The financial aid provided and to be provided for financial assistance pertaining to the Area is necessary
to enable the redevelopment activities to be undertaken in accordance with the Plan for the Area, and the proposed financing plan
for the Area is feasible.

SECTION SEVEN.  The Plan for the Area will afford maximum opportunity, consistent with the sound needs of the City
as whole, for the redevelopment of the Area by private enterprise and private developments to be sought pursuant to the requirements
of the Statute.

SECTION EIGHT.  The Plan for the Area provides that the Land Clearance for Redevelopment Authority of the City of
St. Louis (“LCRA”) may acquire any property in the Area by the exercise of eminent domain. 

SECTION NINE.  The property within the Area is partially occupied.  If it should become occupied all eligible occupants
displaced by the Redeveloper (“Redeveloper” being defined in Section Twelve, below) shall be given relocation assistance by the
Redeveloper at its expense, in accordance with all applicable federal, state and local laws, ordinances, regulations and polices.

SECTION TEN.  The Plan for the Area gives due consideration to the provision of adequate public facilities.

SECTION ELEVEN.  In order to implement and facilitate the effectuation of the Plan hereby approved it is found and
determined that certain official actions must be taken by this board and accordingly this Board hereby:

(a) Pledges its cooperation in helping to carry out the Plan;

(b) Requests the various officials, departments, boards and agencies of the City, which have administrative
responsibilities, likewise to cooperate to such end and to execute their respective functions and powers in a manner consistent with
the Plan; and

(c) Stands ready to consider and take appropriate action upon proposals and measures designed to effectuate the Plan.

SECTION TWELVE.  All parties participating as owners or purchasers of property in the Area for redevelopment
(“Redeveloper”) shall agree for themselves and their heirs, successors and assigns that they shall not discriminate on the basis of race,
color, creed, national origin, sex, marital status, age, sexual orientation or physical handicap in the sale, lease, or rental of any
property or improvements erected or to be erected in the Area of any part thereof and those covenants shall run with the land, shall
remain in effect without limitation of time, shall be made part of every contract for sale, lease, or rental of property to which
Redeveloper is a party, and shall be enforceable by the LCRA, the City and the United States of America.

SECTION THIRTEEN.  In all contracts with private and public parties for redevelopment of any portion of the Area,
all Redevelopers shall agree:

(a) To use the property in accordance with the provisions of the Plan, and be bound by the conditions and procedures
set forth there in and in this Ordinance;

(b) That in undertaking construction under the agreement with the LCRA and the Plan, bona fide Minority Business
Enterprises (“MBE’s”) and Women’s Business Enterprises (“WBE’s”) will be solicited and fairly considered for contracts,
subcontracts and purchase orders;

(c) To be bound by the conditions and procedures regarding the utilization of MBEs and WBEs established by the
City;

(d) To adhere to the requirements of the Executive Order of the Mayor of the city, dated July 24, 1997.

(e) To comply with the requirements of Ordinance No. 60275 of the City;
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(f) To cooperate with those programs and methods supplied by the City with the purpose of accomplishing, pursuant
to this paragraph, minority and women subcontractors and material supplier participation in the construction under this Agreement.
The Redeveloper will report semi-annually during the construction period the results of its endeavors under this paragraph, to the
Office of the Mayor and the President of this Board; and

(g) That the language of this Section Thirteen shall be included in its general construction contract and other
construction contracts let directly by Redeveloper.

The term MBE shall mean a sole proprietorship, partnership, corporation, profit or non-profit organization owned, operated
and controlled by minority group members who have at least fifty-one percent (51%) ownership.  The minority group member(s)
must have operational and management control, interest in capital and earnings commensurate with their percentage of ownership.
The term Minority Group Member(s) shall mean persons legally residing in the United States who are Black, Hispanic, Native
American (American Indian, Eskimo, Aleut or Native Hawaiian), Asian Pacific American (persons with origins from Japan, China,
the Philippines, Vietnam, Korea, Samoa, Guam, U.S. Trust Territory of the Pacific Islands, Laos, Cambodia or Taiwan) or Asian
Indian American (persons with origins from India, Pakistan or Bangladesh).  The term WBE shall mean a sole proprietorship,
partnership, corporation, profit or non-profit organization owned, operated and controlled by a woman or women who have at least
fifty-one (51%) ownership.  The woman or women must have operational and managerial control, interest in capital and earnings
commensurate with their percentage of ownership.

The term “Redeveloper” as used in this Section shall include its successors in interest and assigns.

SECTION FOURTEEN. A Redeveloper may seek ten-(10) year real estate tax abatement pursuant to Sections 99.700
– 99.715, Revised Statutes of Missouri 1994, as amended, upon applications as provided therein.  Such real estate tax abatement shall
not include any Special Business District, Neighborhood Improvement District, Commercial Improvement District, or any other
similar local taxing district created in accordance with Missouri law, whether now existing or later created:

In lieu of the ten (10) year abatement outlined above, a Redeveloper which is an urban redevelopment corporation
formed pursuant to Chapter 353 of the Missouri Statutes shall hereby be entitled to real property ad valorem tax abatement,
which shall not include any Special Business District, Neighborhood Improvement District, Commercial Improvement
District, or any other single local taxing district created in accordance with Missouri law, whether now existing or later
created, for a total period of up to twenty-five (25) years from the commencement of such tax abatement, in accordance
with the following provisions of this Plan.

If property in the Area is sold by the LCRA to an urban redevelopment corporation formed pursuant to Chapter
353 of the Missouri Statutes, or if any such corporation shall own property within the Area, then for the first ten (10) years
after the date the redevelopment corporation shall acquire title to such property, taxes on such property shall be based upon
the assessment of land, exclusive of any improvements thereon, during the calendar year preceding the calendar year during
which such corporation shall have acquired title to such property.  In addition to such taxes, any such corporation shall for
the same ten (10) year period make a payment in lieu of taxes to the Collector of Revenue of the City of St. Louis in an
amount based upon the assessment on the improvements located on the property during the calendar year preceding the
calendar year during which such corporation shall have acquired title to such property.  If property shall be tax-exempt
because it is owned by the LCRA and leased to any such corporation, then such corporation for the first ten (10) years of
such lease shall make payments in lieu of taxes to the Collector of Revenue of the City in an amount based upon the
assessment on the property, including land and improvements, during the calendar year preceding the calendar year during
which such corporation shall lease such property.

All payments in lieu of taxes shall be a lien upon the property and, when paid to the Collector of Revenue of the
City shall be distributed as all other property taxes.  These partial tax relief and payment in lieu of taxes provisions, during
up to said ten (10) year period, shall inure to the benefit of all successors in interest in the property of the redevelopment
corporation, so long as such successors shall continue to use such property as provided in this Plan and in any contract with
the LCRA.  In no event shall such benefits extend beyond ten (10) years after the redevelopment corporation shall have
acquired title to the property.

SECTION FIFTEEN.  Any proposed modification, which will substantially change the Plan, must be approved by the
St. Louis Board of Aldermen in the same manner as the Plan was first approved.  Modifications which will substantially change the
Plan include, but are not necessarily limited to, modifications on the use of eminent domain, to the length of tax abatement, to the
boundaries of the Area, or to other items which alter the nature or intent of the Plan.  The Plan may be otherwise modified (e.g. urban
design regulations, development schedule) by the LCRA, provided that such revisions shall be effective only upon the consent of
the Planning Commission of the City.  Changes which are not substantial are those that do not go to the crux of the Plan.

SECTION SIXTEEN.  The sections of this Ordinance shall be severable.  In the event that any section of this Ordinance
is found by a court of competent jurisdiction to be invalid, the remaining sections of this Ordinance are valid, unless the court finds
the valid sections of the Ordinance are so essential and inseparably connected with and dependent upon the void section that it cannot
be presumed that this Board would have enacted the valid sections without the void ones, or unless the court finds that the valid
sections standing alone are incomplete and are incapable of being executed in accordance with the legislative intent.
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EXHIBIT "A"

7001-17 PENNSYLVANIA AVENUE & 210 W. QUINCY AREA
LEGAL DESCRIPTION  

Parcel 1 C.B. 3015 Pennsylvania Avenue Parcel 5 C.B. 3015 Pennsylvania Avenue
18 FT 5 ½ IN x 95 FT 1 ¾ IN 25 FT X 138 FT
Eilers Addn Block 64 Eilers Addn
BND N-Quincy Street Bounded S-180 FT 5 IN NL or  Blow St.
3015-00-0040 3015-00-0080
7001 Pennsylvania Avenue 7011 Pennsylvania Avenue

Parcel 2 C.B. 3015 Pennsylvania Avenue Parcel 6 C.B. 3015 Pennsylvania Avenue
18 FT 6 ½ IN x 95 FT 1 ¾ IN 30 FT x 138 FT
Eiler Addn Block 64 Eiler Addn
Bounded N-18 FT 5 ½ IN SSL of Quincy Bounded N-120 FT 5 IN S SL Quincy
3015-00-0050 3015-00-0090
7003 Pennsylvania Avenue 7013 Pennsylvania Avenue

Parcel 3 C.B. 3015 Pennsylvania Avenue Parcel 7 C.B. 3015 Pennsylvania Avenue
33 FT 5 IN x 89 FT 11 IN 150.42 FT X 138.15 FT
Eilers Addn Eilers Addn
Block 64 Block 64
3015-00-0060 Bounded by Blow Street
7005 Pennsylvania Avenue 3015-00-0115

7017 Pennsylvania Avenue

Parcel 4 C.B. 3015 Pennsylvania Parcel 8 C.B. 3015 Quincy 
25 FT x 138 FT 43 FT/50 FT x 70 FT 5 IN
Eilers Addn Eiller Addn
Block 64 Block 64 
Bounded N-70 FT 5 IN S of Quincy Bounded E-94 FT W of Pennsylvania Ave.
3015-00-0070 3015-00-0030
7009 Pennsylvania Avenue 210 W. Quincy Street _

EXHIBIT "B"
Form:  1/14/02

BLIGHTING STUDY AND PLAN
FOR THE

7001-17 PENNSYLVANIA AVENUE & 210 W. QUINCY AREA 
PROJECT #9469

LAND CLEARANCE FOR REDEVELOPMENT AUTHORITY
OF THE CITY OF ST. LOUIS

OCTOBER 22, 2002

MAYOR
FRANCIS SLAY
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7001-17 PENNSYLVANIA AVE. & 210 W. QUINCY AREA 
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DISCRIMINATION GUIDELINES

A. EXISTING CONDITIONS AND FINDINGS OF BLIGHT

1. DELINEATION OF BOUNDARIES

The 7001-17 Pennsylvania Avenue and 210 W. Quincy Street Area ("Area") encompasses approximately 0.96
acres in the Carandolet neighborhood of the City of St. Louis ("City") and is located on the west side of
Pennsylvania Avenue with Quincy Street to the north and Blow Street to the south and on the south side of
Quincy Street with Pennsylvania Avenue to the east and Minnesota Avenue to the west.

The legal description of the Area is attached and labeled Exhibit "A".  The boundaries of the Area are delineated
on Exhibit "B" ("Project Area Plan").

2. GENERAL CONDITION OF THE AREA

The Area comprises eight parcels of City Block 3015.  The Area is in fair condition. The physical conditions
within the Area are shown on Exhibit "B" (Project Area Plan).  For the purpose of this Plan, "Fair Condition"
means (1) property that is generally structurally sound but suffers from inadequate maintenance and upkeep, or
(2) vacant unimproved property that is under-utilized.  "Poor Condition" means (1)  buildings that are structurally
unsound and/or substantially deteriorated, requiring major improvements such as new roofs, windows, systems,



34A   The City Journal February 4, 2003

etc., in order to be used productively, or (2)  property without buildings which is poorly maintained, has
crumbling pavement, and/or is used for open storage.

Unemployment figures, computed by the Missouri State Employment Service, indicate a  10.0 % unemployment
rate for the City as of June, 2002.  It is estimated that this rate is prevalent for residents of the neighborhoods
surrounding the Area.

There are currently approximately 10 jobs within the Area.

3. PRESENT LAND USE OF THE AREA

Existing land uses within the Area include two unoccupied residential buildings, one occupied two-family (7005
Pennsylvania Avenue), three commercial buildings and two vacant lots (7013 Pennsylvania Avenue and 210 W.
Quincy).

The land use, including the location of public and private uses, streets and other rights-of-way is shown on
Exhibit "B".

4. PRESENT LAND USE AND DENSITY OF SURROUNDING PROPERTIES

The properties surrounding the Area are primarily used for residential and commercial purposes.

Residential density for the surrounding neighborhoods is approximately 10.70 persons per acre.

5. CURRENT ZONING

The Area is zoned "B" Two-Family dwelling District, pursuant to the Zoning Code of the City, which is
incorporated in this Plan by reference. 

6. FINDING OF BLIGHT

The property within the Area is partially occupied and in fair condition (as defined in Section A(2) above).  The
existence of deteriorated property constitutes both an economic liability to the City of St. Louis and presents a
hazard to the health and well being of its citizens.  These conditions, therefore, qualify the Area as blighted
within the meaning of Section 99.300 et seq. of the Revised Statutes of Missouri (the Land Clearance for
Redevelopment Authority Law).

B. PROPOSED DEVELOPMENT AND REGULATIONS

1. DEVELOPMENT OBJECTIVES

The primary objective of this Plan is to facilitate the development of the Area into productive commercial uses.

2. PROPOSED LAND USE OF THE AREA

The proposed land uses for the Area are commercial uses permitted in Areas designated "J" Industrial District
by the City of St. Louis Zoning Code.  Redevelopers authorized by the Land Clearance for Redevelopment
Authority of the City of St. Louis ("LCRA") to develop property in the Area (hereafter referred to as
"Redeveloper") shall not be permitted to use said property for the following:

pawn shops, adult bookstores, x-rated movie houses, massage parlors or health spas, auto and truck dealers (new
or used), storefront churches, pinball arcades, pool halls, secondhand or junk shops, tattoo parlors, truck or other
equipment rentals requiring outside storage, blood donor facilities, free standing package liquor stores, check
cashing centers, any use (except for financial institutions or pharmacies) that utilizes a sales or service window
or facility for customers who are in cars, or restaurants that sell products to customers who are in cars or who
consume the sold products in cars parked on the restaurant premises, or sell products through a sales window to
customers who are in cars or to pedestrians outside the building for immediate consumption by the customer
either on or off the premises, automobile service or stations.

Exhibit "C" (Proposed Land Use) shows the proposed uses for the Area.  

3. PROPOSED ZONING

The zoning for the Area should be "J" Industrial District.  All land coverage and building intensities shall be
governed thereby.

4. RELATIONSHIP TO LOCAL OBJECTIVES
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The proposed land uses, zoning, public facilities and utility plans are appropriate and consistent with local
objectives as defined by the General Plan of the City of St. Louis which includes the "Comprehensive City Plan"
(1947), the "St. Louis Development Program" (1973), and the "Economic Development Strategy" (1978).  Any
specific proposal to the LCRA for development of the Area or any portion of the Area shall contain, among other
things, adequate provisions for traffic, vehicular parking, safety from fire, adequate provisions for light and air,
sound design and arrangement and improved employment opportunities.

5. PROPOSED EMPLOYMENT FOR THIS AREA

Approximately 5 to 10 new permanent jobs will be created if the Area is developed in accordance with this Plan.
The exact number of jobs created will depend upon the specific nature of the proposed development

6. CIRCULATION

The Proposed Land Use Plan (Exhibit "C") indicates the proposed circulation system for the Area.  The layouts,
levels and grades of all public rights-of-way may remain unchanged.

Rights-of-way changes will be subject to the review and approval of the City Department of Streets, and all
vacations of rights-of-way are subject to approval by ordinance.

7. BUILDING AND SITE REGULATIONS

The Area shall be subject to all applicable federal, state and local laws, ordinances, regulations and codes,
including but not limited to, the City Building Code, Zoning District Regulations, and stipulations of the
Planning and Urban Design Agency ("PDA") of the City. The population densities, land coverage, and building
intensities of redevelopment shall be governed by the Zoning Code.  No changes in the building codes or
ordinances are required.

Each Redeveloper shall develop the Area in accordance with this Plan and the Redevelopment Agreement, and
shall maintain all structures, equipment, paved areas, and landscaped areas controlled by the Redeveloper in good
and safe order both inside and outside, structurally and otherwise, including necessary and proper painting.
Failure to meet this requirement may result in suspension of tax abatement.

8. URBAN DESIGN

a. Urban Design Objectives

The properties shall be developed so they are attractive commercial assets to the surrounding
neighborhood.

b. Urban Design Regulations

Rehabilitation shall respect the original exterior and the exterior in terms of design and materials.
Window and door shapes and detailing shall be compatible with the original design

New construction shall be compatible in design with the surrounding neighborhood, if any, in terms
of scale, material, set back, profile and site layout.

c. Landscaping

The property shall be well-landscaped.  Perimeter street trees of a minimum caliper of 2-1/2 inches and
generally 30-35 feet on center, as determined by the Parks Department of the City depending upon tree
type, utilities, curb cuts, etc., shall be provided along all public or private streets - preferably in tree
lawns along the curb.  Existing, healthy trees and shrubs shall be retained, if feasible.

9. PARKING REGULATIONS

Parking shall be provided in accordance with the applicable zoning and building code requirements of the City,
including PDA standards.  This will provide adequate vehicular parking for the Area.

Surface parking shall not extend beyond the established building line.  Surface parking along public streets shall
be buffered by a continuous evergreen hedge at least two and one-half (2-1/2) feet high on planting and
maintained at three and one-half (3-1/2) feet high at maturity.  Three percent (3%) of the interior of all parking
lots containing more than twenty-five (25) spaces shall be landscaped with trees, at least two and one-half (2-1/2)
inch caliper in size on planting.  The trees shall be planted on islands, the largest dimension of which shall be
at least five (5) feet, planted with low lying ground cover or other plant material.

10. SIGN REGULATIONS
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All new signs shall be limited as set out in the City Code, PDA stipulations, this Plan and contracts between the
LCRA and the Redeveloper.  A uniform signage plan must be prepared by the Redeveloper for the entire project.
All new signs shall be restricted to those identifying the names and/or business of the person or firm occupying
the premises.

New wall signs shall not obstruct any architectural building elements, and shall project no more than eighteen
(18) inches from the face of the building:  Upper Level signage shall be located just below or above the top floor
windows facing in any direction regardless of street orientation, shall not exceed 2% of the area of the façade
on which it appears nor have letters more than one foot in height for each ten foot (10') of building height
provided that the maximum shall be ten foot (10') high letters (i.e. maximum sign letter height on a fifty foot (50')
high building shall be five feet (5').  Pedestrian level signage shall be below the second floor window sill of a
structure and/or above the store front windows or on the sides of building perpendicular to the street.  The total
pedestrian level signage per business per façade shall be the lessor of fifty (50) sq. ft. on ten percent (10%) of
the ground floor façade area.

Canvas awnings with signs are permitted, provided they are compatible with the overall design and architectural
details of the building upon which they are to be placed and are placed neatly within the window or door
opening.  Signage on awnings may be located on the sloping portion of the canvas awning, on the front of a
canopy or on the awning valance.  In no case shall signage be allowed on both an awning and a building for the
same business.  Logos and graphic elements may be up to ten (10) sq. ft. in size (depending on the size of the
awning), while names or brand copy shall be in proportion to the size of the awning, but in no case shall lettering
be more than twelve inches (12") high.

One ground or monument sign per use may be permitted provided it does not exceed ten (10) feet in height nor
exceed fifty (50) square feet per side, and provided the LCRA confirms that such a sign is required based upon
the use, location or siting of the structure.

Businesses having more than 40,000 square feet of ground floor area may have signs proportionately larger than
the maximum size set out in this section, provided that the LCRA confirms that there is need based upon the use,
location, or siting of the building.

Painted wall signs, roof signs, pole signs, moving signs, animated or flashing signs, or permanent or portable
message board signs shall not be permitted in the Area, and no regular or mini billboards (free standing or
mounted on structures) shall be erected or maintained in the area, except that construction and leasing signs may
be maintained during construction and for a period of one (1) year after completion of improvements on any
respective parcel or part thereof. 

11. BUILDING, CONDITIONAL USE AND SIGN PERMITS

No building, conditional use, or sign permits shall be issued by the City without the prior written approval of the
LCRA.

12. PUBLIC IMPROVEMENTS

No additional schools, parks, recreational and community facilities or other public facilities will be required.
Additional water, sewage or other public utilities may be required depending on development. The cost of such
utility improvements will be borne by the Redeveloper.

If funds are available to the LCRA, it may provide public improvements including, but not limited to, measures
for the control of traffic, improvements to street lighting, street trees, and any other improvements which may
further the objectives of this Plan.

When developed in accordance with this Plan, the Area will comprise a coordinated, adjusted and harmonious
development that promotes the health, safety, morals, order, convenience, prosperity, the general welfare, efficiency and
economy of the City.

C. PROPOSED SCHEDULE OF DEVELOPMENT

The implementation of this Plan shall take place in a single phase initiated within approximately two (2) years of
approval of this Plan by ordinance and completed within approximately three (3) years of approval of this Plan by
ordinance.

The LCRA may alter the above schedule as economic conditions warrant.

D. EXECUTION OF PROJECT

1. ADMINISTRATION AND FINANCING
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The LCRA is empowered by Missouri law to administer development of all types pursuant to this Plan and can
do so to the extent and in the manner prescribed by the Land Clearance for Redevelopment Authority Law of
Missouri.

All costs associated with the development of the Area will be borne by the Redeveloper.

Implementation of this Plan may be financed by funds obtained from private and/or public sources, including,
without limitation, revenue bonds, bank loans, and equity funds provided by the Redeveloper.

2. PROPERTY ACQUISITION

The Property Acquisition Map, Exhibit "D" attached, identifies all the property located in the Area.  The LCRA
may acquire any property in the Area by the exercise of eminent domain or otherwise.

3. PROPERTY DISPOSITION
 

If the LCRA acquires property in the Area, it may sell or lease the property to a Redeveloper who shall agree
to develop such property in accordance with this Plan and the contract between such Redeveloper and the LCRA.
Any property acquired by the LCRA and sold to a Redeveloper will be sold at not less than its fair value, taking
into account and giving consideration to those factors enumerated in Section 99.450, R.S.Mo. (1986) as
amended, for uses in accordance with this Plan.

4. RELOCATION ASSISTANCE

The property within the Area is partially occupied.  All eligible occupants displaced as a result of the
implementation of the Plan shall be given relocation assistance in accordance with all applicable federal, state
and local laws, ordinances, regulations and policies.

E. COOPERATION OF THE CITY

The City and its Board of Aldermen, by enacting an ordinance approving this Plan, pledges its cooperation to enable
the project to be carried out in a timely manner and in accordance with this Plan.

F. TAX ABATEMENT     

A Redeveloper may seek ten-(10) year real estate tax abatement pursuant to Sections 99.700 – 99.715, Revised Statutes
of Missouri 1994, as amended, upon applications as provided therein. Such real estate tax abatement shall not include
any Special Business District, Neighborhood Improvement District, Commercial Improvement District, or any other
similar local taxing district created in accordance with Missouri law, whether now existing or later created.

In lieu of the ten (10) year abatement outlined above, a Redeveloper which is an urban redevelopment corporation
formed pursuant to Chapter 353 of the Missouri Statutes shall hereby be entitled to real property ad valorem tax
abatement, which shall not include any Special Business District, Neighborhood Improvement District, Commercial
Improvement District, or any other single local taxing district created in accordance with Missouri law, whether now
existing or later created, for a total period of up to ten (10) years from the commencement of such tax abatement, in
accordance with the following provisions of this Plan

If property in the Area is sold by the LCRA to an urban redevelopment corporation formed pursuant to Chapter 353 of
the Missouri Statutes, or if any such corporation shall own property within the Area, then for the first ten (10) years after
the date the redevelopment corporation shall acquire title to such property, taxes on such property shall be based upon
the assessment of land, exclusive of any improvements thereon, during the calendar year preceding the calendar year
during which such corporation shall have acquired title to such property.  In addition to such taxes, any such corporation
shall for the same ten (10) year period make a payment in lieu of taxes to the Collector of Revenue of the City of St.
Louis in an amount based upon the assessment on the improvements located on the property during the calendar year
preceding the calendar year during which such corporation shall have acquired title to such property.  If property shall
be tax-exempt because it is owned by the LCRA and leased to any such corporation, then such corporation for the first
ten (10) years of such lease shall make payments in lieu of taxes to the Collector of Revenue of the City in an amount
based upon the assessment on the property, including land and improvements, during the calendar year preceding the
calendar year during which such corporation shall lease such property. 

All payments in lieu of taxes shall be a lien upon the property and, when paid to the Collector of Revenue of the City
shall be distributed as all other property taxes.  These partial tax relief and payment in lieu of taxes provisions, during
up to said ten (10) year period, shall inure to the benefit of all successors in interest in the property of the redevelopment
corporation, so long as such successors shall continue to use such property as provided in this Plan and in any contract
with the LCRA.  In no event shall such benefits extend beyond ten (10) years after the redevelopment corporation shall
have acquired title to the property

G. COMPLIANCE WITH AFFIRMATIVE ACTION AND NONDISCRIMINATION LAWS AND REGULATIONS
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1. LAND USE

The Redeveloper shall not discriminate on the basis of race, color, creed, national origin, marital status, sex, age,
sexual orientation or physical handicap in the lease, sale or occupancy of the Area.

2. CONSTRUCTION AND OPERATIONS

A Redeveloper shall not discriminate on the basis of race, color, creed, national origin, marital status, sex, age,
sexual orientation or physical handicap in the construction and operation of any project in the Area and shall take
such affirmative action as may be appropriate to afford opportunities to everyone in all activities of the project,
including enforcement, contracting, operating and purchasing.

3. LAWS AND REGULATIONS

A Redeveloper shall comply with all applicable federal, state and local laws, ordinances, executive orders and
regulations regarding nondiscrimination and affirmative action, including the City Guidelines for Maximum
Utilization of Minority Enterprises dated January 1, 1981, as may be amended, and the "Equal Opportunity and
Nondiscrimination Guidelines" in Exhibit "E", attached.

4. ENFORCEMENT

All of the provisions of this Section G shall be incorporated in a Contract between the LCRA and a Redeveloper,
which agreement shall be recorded in the office of the Recorder of Deeds.  The provisions of G (1) and G (3)
shall be covenants running with the land, without limitation as to time, and the provisions of G (2) shall be for
the duration of this Plan and any extension thereof.

All of the provisions of Section G shall be enforceable against the Redeveloper, its heirs, successors or assigns,
by the LCRA, the City, any state having jurisdiction or the United States of America.

H. MODIFICATIONS OF THIS PLAN

Any proposed modification which will substantially change this Plan shall be approved by the St. Louis Board of
Aldermen in the same manner as this Plan was first approved.  Modifications which will substantially change this Plan
include, but are not necessarily limited to, modifications on the use of eminent domain, to the length of tax abatement,
to the boundaries of the Area, or other items which alter the nature or intent of this Plan.

This Plan may be otherwise modified (e.g. urban design regulations, development schedule) by the LCRA, provided that
such revisions shall be effective only upon the consent of the Planning Commission of the City.  Changes which are not
substantial are those that do not go to the crux of this Plan.

I. DURATION OF REGULATION AND CONTROLS

The regulation and controls set forth in this Plan shall be in full force and effect for twenty-five years commencing with
the effective date of approval of this Plan by ordinance, and for additional ten (10) year periods unless before the
commencement of any such ten (10) year period the Board of Aldermen shall terminate this Plan as of the end of the
term then in effect, except as provided in Section G (4) of this Plan.

J. EXHIBITS

All attached exhibits are hereby incorporated by reference into this Plan and made a part hereof.

K. SEVERABILITY

The elements of this Plan satisfy all requirements of state and local laws.  Should any provisions of this Plan be held
invalid by a final determination of a court of law, the remainder of the provisions hereof shall not be affected thereby,
and shall remain in full force and effect.

EXHIBIT "A"

7001-17 PENNSYLVANIA AVENUE & 210 W. QUINCY AREA
LEGAL DESCRIPTION  

Parcel 1 C.B. 3015 Pennsylvania Avenue Parcel 5 C.B. 3015 Pennsylvania Avenue
18 FT 5 ½ IN x 95 FT 1 ¾ IN 25 FT X 138 FT
Eilers Addn Block 64 Eilers Addn
BND N-Quincy Street Bounded S-180 FT 5 IN NL or  Blow St.
3015-00-0040 3015-00-0080
7001 Pennsylvania Avenue 7011 Pennsylvania Avenue
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Parcel 2 C.B. 3015 Pennsylvania Avenue Parcel 6 C.B. 3015 Pennsylvania Avenue
18 FT 6 ½ IN x 95 FT 1 ¾ IN 30 FT x 138 FT
Eiler Addn Block 64 Eiler Addn
Bounded N-18 FT 5 ½ IN SSL of Quincy Bounded N-120 FT 5 IN S SL Quincy
3015-00-0050 3015-00-0090
7003 Pennsylvania Avenue 7013 Pennsylvania Avenue

Parcel 3 C.B. 3015 Pennsylvania Avenue Parcel 7 C.B. 3015 Pennsylvania Avenue
33 FT 5 IN x 89 FT 11 IN 150.42 FT X 138.15 FT
Eilers Addn Eilers Addn
Block 64 Block 64
3015-00-0060 Bounded by Blow Street
7005 Pennsylvania Avenue 3015-00-0115

7017 Pennsylvania Avenue

Parcel 4 C.B. 3015 Pennsylvania Parcel 8 C.B. 3015 Quincy 
25 FT x 138 FT 43 FT/50 FT x 70 FT 5 IN
Eilers Addn Eiller Addn
Block 64 Block 64 
Bounded N-70 FT 5 IN S of Quincy Bounded E-94 FT W of Pennsylvania Ave.
3015-00-0070 3015-00-0030
7009 Pennsylvania Avenue 210 W. Quincy Street _

See attached Exhibits B, C & D

 EXHIBIT "E"
FORM:  08/02/99

EQUAL OPPORTUNITY AND NONDISCRIMINATION GUIDELINES

In any contract for work in connection with the redevelopment of any property in the Area, the Redeveloper (which term shall include
Redeveloper, any designees, successors and assigns thereof, any entity formed to implement the project of which the Redeveloper
is affiliated), its contractors and subcontractors shall comply with all federal, state and local laws, ordinances, or regulations
governing equal opportunity and nondiscrimination (Laws).  Moreover, the Redeveloper shall contractually require its contractors
and subcontractors to comply with such laws.

The Redeveloper and its contractor will not contract or subcontract with any party known to have been found in violation of any such
laws, ordinances, regulations or these guidelines.

The Redeveloper shall fully comply with Executive Order #28 dated July 24, 1997 relating to minority and women-owned business
participation in City contracts.

The Redeveloper agrees for itself and its successors and assigns, that there shall be covenants to ensure that there shall be no
discrimination on the part of the Redeveloper, its successors or assigns upon the basis of race, color, creed, national origin, sex,
marital status, age, sexual orientation or physical handicap in the sale, lease, rental, use or occupancy of any property, or any
improvements erected or to be erected in the Area or any part thereof, and those covenants shall run with the land and shall be
enforceable by the LCRA, the City, and the United States of America, as their interests may appear in the project.

The Redeveloper shall fully comply (and ensure compliance by "anchor tenants") with the provisions of St. Louis City Ordinance
#60275 which is codified at Chapter 3.09 of the Revised Ordinances of the City of St. Louis.

Approved: December 21, 2002
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ORDINANCE NO. 65738 - EXHIBITS B, C & D
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ORDINANCE #65739
Board Bill No. 310

An ordinance affirming that the area blighted by Ordinance 64794, known as the 408 Olive St. and 400 Washington Ave.
("Area") as described in Exhibit "A-1" attached hereto and incorporated by reference, is a blighted area as defined in Section 99.320
of the Revised Statutes of Missouri, 1994, as amended, (the "Statute" being Sections 99.300 to 99.715 inclusive), affirming that
redevelopment and rehabilitation of the Area is in the interest of the public health, safety, morals and general welfare of the people
of the City; approving the Amended Blighting Study and Plan dated October 22, 2002 for the Area ("Amended Plan"), incorporated
herein by Exhibit "B" for an Amended Area (“Amended Area”), incorporated herein by Exhibit “A,” pursuant to Section 99.430;
finding that no property in the Area may be acquired by the Land Clearance for Redevelopment Authority of the City of St. Louis
("LCRA") through the exercise of eminent domain finding that the property within the Area is currently partially occupied, and the
Redeveloper shall be responsible for providing relocation assistance pursuant to the Amended Plan to any eligible occupants displaced
as a result of implementation of the Amended Plan; finding that financial aid may be necessary to enable the Area to be redeveloped
in accordance with the Amended Plan; finding that there shall be available up to twenty (20) year tax abatement; and pledging
cooperation of the Board of Aldermen and requesting various officials, departments, boards and agencies of the City to cooperate
and exercise their respective powers in a manner consistent with the Plan.

WHEREAS, there is a need for the LCRA, a public body corporate and politic created under Missouri law, to undertake
the development of the above described Area as a Land Clearance Project under said Statute, pursuant to plans by or presented to
the LCRA under Section 99.430.1 (4); and

WHEREAS, by Ordinance 64794, this Board found the property located in the 408 Olive St. and 400 Washington Ave.
Area to be a "blighted area" as defined in Section 99.320 (3) of the Statute and said property remains blighted; and

WHEREAS, by Ordinance 64794, this Board also approved a Redevelopment Plan for the Area, dated July 27, 1999;
and

WHEREAS, it is desirable and in the public interest to amend the Redevelopment Plan approved by Ordinance 64794
by approving an Amended Area; and

WHEREAS, the LCRA has recommended such an amended plan to the Planning Commission of the City of St. Louis
(“Planning Commission”) and to this St. Louis Board of Aldermen ("Board"), titled "Amended Blighting Study and Plan for 401 &
408 Olive St. and 400 Washington Ave.", dated July 27, 1999, amended October 22, 2002, consisting of a Title Page, a Table of
Contents Page, and thirteen (13) numbered pages, attached hereto and incorporated herein as Exhibit "B" ("Amended Plan"); and

WHEREAS, under the provisions of the Statute, and of the federal financial assistance statutes, it is required that this
Board take such actions as may be required to approve the Amended Plan; and

WHEREAS, it is desirable and in the public interest that a public body, the LCRA, undertake and administer the Plan
in the Amended Area; and

WHEREAS, the LCRA and the Planning Commission have made and presented to this Board the studies and statements
required to be made and submitted by Section 99.430 and this Board has been fully apprised by the LCRA and the Planning
Commission of the facts and is fully aware of the conditions in the Amended Area; and

WHEREAS, the Amended Plan has been presented and recommended by LCRA and the Planning Commission to this
Board for review and approval; and

WHEREAS, a general plan has been prepared and is recognized and used as a guide for the general development of the
City and the Planning Commission has advised this Board that the Plan conforms to said general plan; and

WHEREAS, this Board has duly considered the reports, recommendations and certifications of the LCRA and the
Planning Commission; and

WHEREAS, the Amended Plan does prescribe land use and street and traffic patterns which may require, among other
things, the vacation of public rights-of-way, the establishment of new street and sidewalk patterns or other public actions; and

WHEREAS, this Board is cognizant of the conditions which are imposed on the undertaking and carrying out of a
redevelopment project, including those relating to prohibitions against discrimination because of race, color, creed, national origin,
sex, marital status, age, sexual orientation or physical handicap; and

WHEREAS, in accordance with the requirements of Section 99.430 of the Statute, this Board advertised that a public
hearing would be held by this Board on the Amended Plan, and said hearing was held at the time and place designated in said
advertising and all those who were interested in being heard were given a reasonable opportunity to express their views; and

WHEREAS, it is necessary that this Board take appropriate official action respecting the approval of the Amended Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS:
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SECTION ONE.  The finding of the Board of Aldermen, by St. Louis Ordinance 64794, that 408 Olive St. described
therein (and described herein as Exhibit "A-1" attached hereto and incorporated herein) is a blighted area, as defined in Section
99.320(3) of the Revised Statutes of Missouri, 1994, as amended (the "Statute" being Section 99.300 to 99.715 inclusive, as amended)
is hereby confirmed and that 401 Olive St. described herein (Exhibit "A") is a blighted area, as revised by Section 99.320 (3) of the
Revised Statute of Missouri, 1994 as amended.

SECTION TWO.  The redevelopment of the Amended Area as described in Exhibit "A", as provided by the Statute,
is necessary and in the public interest, and is in the interest of the public health, safety, morals and general welfare of the people of
the City.

SECTION THREE.  The Amended Area qualifies as a redevelopment area in need of redevelopment under the
provision of the Statute, and the additional property included in the Amended Area is also blighted as defined in Section 99.320 of
the Statute.

SECTION FOUR.  The Amended Blighting Study and Plan for the Area, amended October 22, 2002 ("Amended Plan")
having been duly reviewed and considered, is hereby approved and incorporated herein by reference, and the President or Clerk of
this St. Louis Board of Aldermen ("Board") is hereby directed to file a copy of said Amended Plan with the Minutes of this meeting.

SECTION FIVE.  The Amended Plan for the Amended Area is feasible and conforms to the general plan for the City.

SECTION SIX.  The financial aid provided and to be provided for financial assistance pertaining to the Amended Area
is necessary to enable the redevelopment activities to be undertaken in accordance with the Amended Plan for the Amended Area,
and the proposed financing plan for the Area is feasible.

SECTION SEVEN.  The Amended Plan for the Amended Area will afford maximum opportunity, consistent with the
sound needs of the City as a whole, for the redevelopment of the Amended Area by private enterprise, and private developments to
be sought pursuant to the requirements of the Statute.

SECTION EIGHT.  The Amended Plan for the Amended Area provides that the Land Clearance for Redevelopment
Authority of the City of St. Louis ("LCRA")  may not acquire any property in the Amended Area by the exercise of eminent domain.

SECTION NINE.  The property within the Amended Area is currently partially occupied.  All eligible occupants
displaced by the Redeveloper ("Redeveloper" being defined in Section Thirteen, below) shall be given relocation assistance by the
Redeveloper at its expense, in accordance with all applicable federal, state and local laws, ordinances, regulations and policies.

SECTION TEN.  The Amended Plan for the Amended Area gives due consideration to the provision of adequate public
facilities.

SECTION ELEVEN.  In order to implement and facilitate the effectuation of the Amended Plan hereby approved it
is found and determined that certain official actions must be taken by this Board and accordingly this Board hereby:

(a) Pledges its cooperation in helping to carry out the Amended Plan;

(b) Requests the various officials, departments, boards and agencies of the City, which have administrative
responsibilities, likewise to cooperate to such end and to execute their respective functions and powers in a manner consistent with
the Amended Plan; and

(c) Stands ready to consider and take appropriate action upon proposals and measures designed to effectuate the
Amended Plan.

SECTION TWELVE.  All parties participating as owners or purchasers of property in the Amended Area for
redevelopment ("Redeveloper") shall agree for themselves and their heirs, successors and assigns that they shall not discriminate on
the basis of race, color, creed, national origin, sex, marital status, age, sexual orientation or physical handicap in the sale, lease, or
rental of any property or improvements erected or to be in the Amended Area or any part thereof and those covenants shall run with
the land, shall remain in effect without limitation of time, shall be made part of every contract for sale, lease, or rental of property
to which Redeveloper is a party, and shall be enforceable by the LCRA, the City and the United States of America.

SECTION THIRTEEN.  In all contracts with private and public parties for redevelopment of any portion of the
Amended Area, all Redevelopers shall agree:

(a) To use the property in accordance with the provisions of the Amended Plan, and be bound by the conditions and
procedures set forth therein and in this Ordinance;

(b) That in undertaking construction under the agreement with the LCRA and the Amended Plan, bona fide Minority
Business Enterprise (“MBE’s”) and Women Business Enterprise (“WBE’s”) will be solicited and fairly considered for contracts,
subcontracts and purchase orders;

(c) To be bound by the conditions and procedures regarding the utilization of MBE’s and WBE’s established by the



February 4, 2003  The City Journal 43A

Community Development Commission of the City;

(d) To adhere to the requirements of the Executive Order of the Mayor of the City, dated July 24, 1997.

(e) To comply with the requirements of Ordinance No. 60275 of the City;

(f) To cooperate with those programs and methods supplied by the City with the purpose of accomplishing, pursuant
to this paragraph, minority and women subcontractors and material supplier participation in the construction under this Agreement.
The Redeveloper will report semi-annually during the construction period the results of its endeavors under this paragraph, to the
Office of the Mayor and the President of this Board; and

(g) That the language of this Section Fourteen shall be included in its general construction contract and other
construction contracts let directly by Redeveloper.

The term MBE shall mean a sole proprietorship, partnership, corporation, profit or non-profit organization owned,
operated and controlled by minority group members who have at least fifty-one percent (51%) ownership.  The minority group
member(s) must have operational and management control and interest in capital and earnings commensurate with their percentage
of ownership.  The term Minority Group Member(s) shall mean persons legally residing in the United States who are Black, Hispanic,
Native American (American Indian, Eskimo, Aleut or Native Hawaiian), Asian Pacific American (persons with origins from Japan,
China, the Philippines, Vietnam, Korea, Samoa, Guam, U.S. Trust Territory of the Pacific Islands, Laos, Cambodia or Taiwan) or
Asian Indian American (persons with origins from India, Pakistan or Bangladesh).  The term WBE shall mean a sole proprietorship,
partnership, corporation, profit or non-profit organization owned, operated and controlled by a woman or women who have at least
fifty-one percent (51%) ownership.  The woman or women must have operational and managerial control and interest in capital and
earnings commensurate with their percentage of ownership.

The term "Redeveloper" as used in this Section shall include its successors in interest and assigns.

SECTION FOURTEEN.  The Redeveloper may seek ten (10) year real estate tax abatement pursuant to Sections 99.700
- 99.715, Revised Statutes  of Missouri, 1994, as amended, upon application as provided therein.  Such real estate tax abatement shall
not include any Special Business District taxes which may be assessed for the property located in a Special Business District.

In lieu of the ten (10) year abatement outlined above, a Redeveloper seeking to redevelop property at 408 Olive
St. which is an urban redevelopment corporation formed pursuant to Chapter 353 of the Missouri Statutes shall hereby
be entitled to real property ad valorem tax abatement which shall not include any Special Business District taxes which
may be assessed for the property located in a Special Business District for a total period of up to twenty (20) years from
the commencement of such tax abatement, in accordance with the following provisions this Plan:

If property in the Amended Area is sold by the LCRA to an urban redevelopment corporation formed pursuant
to Chapter 353 of the Missouri Statutes, or if any such corporation shall own property within the Amended Area, then
for the first ten (10) years after the date the redevelopment corporation shall acquire title to such property, taxes on such
property shall be based upon the assessment of land, exclusive of any improvements thereon, during the calendar year
preceding the calendar year during which such corporation shall have acquired title to such property.  In addition to such
taxes, any such corporation shall for the same ten (10) year period make a payment in lieu of taxes to the Collector of
Revenue of the City of St. Louis in an amount based upon the assessment on the improvements located on the property
during the calendar year preceding the calendar year during which such corporation shall have acquired title to such
property.  If property shall be tax-exempt because it is owned by the LCRA and leased to any such corporation, then such
corporation for the first ten (10) years of such lease shall make payments in lieu of taxes to the Collector of Revenue
of the City in an amount based upon the assessment on the property, including land and improvements, during the
calendar year preceding the calendar year during which such corporation shall lease such property. 

For the ensuing period of up to ten (10) years following the original period stated above, any such corporation
shall pay taxes and payments in lieu of taxes as provided above in an amount based upon fifty percent (50%) of the then
normal assessment of the land and improvements.

Thereafter any such corporation shall pay the full amount of taxes.

All payments in lieu of taxes shall be a lien upon the property and, when paid to the Collector of Revenue of the
City shall be distributed as all other property taxes.  These partial tax relief and payment in lieu of taxes provisions,
during up to said twenty (20) year period, shall inure to the benefit of all successors in interest in the property of the
redevelopment corporation, so long as such successors shall continue to use such property as provided in this Plan and
in any contract with the LCRA.  In no event shall such benefits extend beyond twenty (20) years after the redevelopment
corporation shall have acquired title to the property.

SECTION FIFTEEN.  Any proposed modification which will substantially change the Amended Plan, shall be approved
by the St. Louis Board of Aldermen in the same manner as the Amended Plan was first approved.  Modifications which will
substantially change the Amended Plan include, but are not necessarily limited to, modifications on the use of eminent domain, to
the length of tax abatement, to the boundaries of the Amended Area, or to other items which alter the nature or intent of the Amended
Plan.
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The Amended Plan may be otherwise modified (e.g. urban design regulations, development schedule) by the LCRA,
provided that such revisions shall be effective only upon the consent of the the Planning Commission of the City.  Changes which
are not substantial are those that do not go to the crux of the Amended Plan.

SECTION SIXTEEN.  The sections of this Ordinance shall be severable.  In the event that any section of this Ordinance
is found by a court of competent jurisdiction to be invalid, the remaining sections of this Ordinance are valid, unless the court finds
the valid sections of the Ordinance are so essential and inseparably connected with and dependent upon the void section that it cannot
be presumed that this Board would have enacted the valid sections without the void ones, or unless the court finds that the valid
sections standing alone are incomplete and are incapable of being executed in accordance with the legislative intent.

EXHIBIT “A”

THE 401 & 408 OLIVE STREET AND 400 WASHINGTON AVENUE AREA
LEGAL DESCRIPTION

1.) 400 Washington Avenue: CB 97 4th ST., 150 ft./irreg./90 ft. 3 in./110 ft.  Common Fields Add’n., block 3 bounded N.
Washington Avenue. (97-00-0030)

2.) 408 Olive Street:  CB 100 4th ST., 116 ft. 2 in., by 127 ft. 6 in., Chouteau & Lucas Add’n., lot 10.
(100-00-0010)

3.) 401 Olive Street includes:

301 N. 4th St.:   CB 99 4th St., 114 ft. 5 in./irreg. x 120/134 ft 6 3/8 in.,
Lucas and Chouteau Add'n., BD S. Olive St.
(09900070)

413 R Olive St.  CB 99 no front 57 ft. x 14 ft. 8 in. Lucas " 
Add'n. bounded S. private alley.
(09900065)

EXHIBIT "A-1"

THE 408 OLIVE STREET & 400 WASHINGTON AVENUE ARE
LEGAL DESCRIPTION

1.) 400 Washington Avenue:
CB 97 4th St., 150 ft./irreg./90 ft. 3 in./110 ft.
Common Fields Add'n., block 3 bounded N. Washington Avenue
(97-00-0030)

2.) 408 Olive Street:
CB 100 4th St., 116 ft. 2 in., by 127 ft. 6 in.
Chouteau & Lucas Add'n., lot 10.
(100-00-010)

EXHIBIT “B”

BLIGHTING STUDY AND PLAN
FOR

THE 401 & 408 OLIVE STREET AND 400 WASHINGTON AVENUE AREA
PROJECT #9124

LAND CLEARANCE FOR REDEVELOPMENT AUTHORITY
OF THE CITY OF ST. LOUIS

JULY 27, 1999
AMENDED OCTOBER 22, 2002

MAYOR
FRANCIS SLAY

BLIGHTING STUDY AND PLAN FOR
THE 401 & 408 OLIVE STREET AND 400 WASHINGTON AVENUE AREA
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E X H I B I T S

"A" LEGAL DESCRIPTION
"B" PROJECT AREA PLAN
"C" PROPOSED LAND USE
"D" ACQUISITION MAP
"E" EQUAL OPPORTUNITY AND NON-

 DISCRIMINATION GUIDELINES

A. EXISTING CONDITIONS AND FINDINGS OF BLIGHT

l. DELINEATION OF BOUNDARIES

The 401 & 408 Olive Street & 400 Washington Avenue Redevelopment Area (“Area”) consists of two
commercial/office buildings and one parking lot on parcels of land totaling 0.993 acre in the Downtown
neighborhood of the City of St. Louis ("City").  The 401 Olive St. property is in the block bounded by N. 4th St.
on the east, N. Broadway on the west, Olive St. on the south and Locust St. on the north.  The 408 Olive Street
property is in the block bounded by N. 4th Street on the east, N. Broadway Street on the west, Olive Street on
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the north and Pine Street on the south. The Washington Avenue property is in the block bounded by N. 4th Street
on the east, N. Broadway Street on the west, Washington Avenue on the north and Locust Street on the south.

he legal descriptions for the area are attached and labeled Exhibit "A". The boundaries of the Area are delineated
on Exhibit "B" ("Project Area Plan").

2. GENERAL CONDITION OF THE AREA

The Area comprises part of City Blocks 97, 99 and 100 and is in fair condition.  The Area includes the following
addresses: 400-10 Washington Avenue, 211-225, 301-315 and 500-515 N. 4th Street and 400-414 Olive Street.
The physical conditions within the Area are shown on Exhibit "B" (Project Area Plan).  For the purpose of this
Plan, "Fair Condition" means (1) property that is generally structurally sound but suffers from inadequate
maintenance and upkeep, or (2) vacant unimproved property that is under-utilized. "Poor Condition" means (1)
buildings that are structurally unsound and/or substantially deteriorated, requiring major improvements such as
new roofs, windows, systems, etc., in order to be used productively, or (2) property without buildings which is
poorly maintained, has crumbling pavement, and/or is used for open storage.

Unemployment figures, computed by the Missouri State Employment Service, indicate a 9.6% unemployment
rate for the City as of August, 2002.  It is estimated that this rate is prevalent for residents of the neighborhoods
surrounding the Area.  There are currently no jobs within the Area.

3. PRESENT LAND USE OF THE AREA

Existing land uses within the area include one unoccupied commercial/office building in fair condition, one
recently rehabilitated hotel and one parking lot in fair condition.

The land use, including the location of public and private uses, streets and other rights-of-way is shown on
Exhibit "B". 

4. PRESENT LAND USE AND DENSITY OF SURROUNDING  PROPERTIES 

The properties surrounding the Area are generally commercial.  Residential density for the surrounding
neighborhoods is approximately 1.18 persons per acre. 

5. CURRENT ZONING  

The Area is zoned "L" Jefferson Memorial District pursuant to the Zoning Code of the City, which is
incorporated in this Plan by reference. 

6. FINDING OF BLIGHT

The property within the Area is partly occupied and in fair condition (as defined in Section A(2) above). The
existence of deteriorated property constitutes both an economic liability to the City of St. Louis and presents a
hazard to the health and well-being of its citizens.  These conditions, therefore, qualify the Area as blighted
within the meaning of Section 99.300 et seq. of the Revised Statutes of Missouri (the Land Clearance for
Redevelopment Authority Law).

B. PROPOSED DEVELOPMENT AND REGULATIONS

l. DEVELOPMENT OBJECTIVES

The primary objective of this Plan is to facilitate the rehabilitation and adaptation of these underutilized historic
buildings and provide related parking.

2. PROPOSED LAND USE OF THE AREA

The proposed land uses for the Area are residential uses permitted in Areas designated "L" Jefferson Memorial
by the City of St. Louis Zoning Code.  Redevelopers contracting  with the Land Clearance for Redevelopment
Authority of the City of St. Louis ("LCRA")  to develop property in the Area (hereafter referred to as
"Redeveloper") shall not be permitted to use said property for any use not allowed in the “L” Jefferson Memorial
District. Exhibit  “C” (Proposed Land Use) shows the proposed uses for the Area.

3. PROPOSED ZONING

The zoning for the Area can remain "L" Jefferson Memorial District.  All land coverage and building intensities
shall be governed thereby.

4. RELATIONSHIP TO LOCAL OBJECTIVES
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The proposed land uses, zoning, public facilities and utility plans are appropriate and consistent with local
objectives as defined by the General Plan of the City of St. Louis which includes the "Comprehensive City Plan"
(1947), the "St. Louis Development Program" (1973), and the "Economic Development Strategy" (1978).  Any
specific proposal to the LCRA for development of the Area or any portion of the Area shall contain, among other
things, adequate provisions for traffic, vehicular parking, safety from fire, adequate provisions for light and air,
sound design and arrangement and improved employment opportunities.

5. PROPOSED EMPLOYMENT FOR THIS AREA

One hundred new jobs will be created if the Area is developed in accordance with this Plan.

6. CIRCULATION

The Proposed Land Use Plan (Exhibit "C") indicates the proposed circulation system for the Area.  The layouts,
levels and grades of all public rights-of-way may remain unchanged.

Rights-of-way changes will be subject to the review and approval of the City Department of Streets, and all
vacations of rights-of-way are subject to approval by ordinance.

 
 7. BUILDING AND SITE REGULATIONS

The Area shall be subject to all applicable federal, state and local laws, ordinances, regulations and codes,
including but not limited to, the City Building Code, Zoning District Regulations, and stipulations of the
Planning and Urban Design Agency (“PDA”) of the City.  The population densities, land coverage, and building
intensities of redevelopment shall be governed by the Zoning Code.  No changes in the building codes or
ordinances are required.

8. URBAN DESIGN

a. Urban Design Objectives

 The properties shall be rehabilitated so they are attractive commercial/residential structures within the
surrounding neighborhood.

b. Urban Design Regulations

Rehabilitation of the existing structures shall respect the original exteriors in terms of  design and
materials.  Window and door shapes and detailing shall be compatible with the original design of the
building.

New construction shall respect the existing historic buildings surrounding the area.

c. Landscaping

The property shall be well landscaped.  Perimeter street trees of a minimum caliper of 2-1/2 inches and
generally 30-35 feet on center, depending upon tree type, utilities,  curb cuts, etc., shall be provided
along all public or private streets - preferably in tree lawns along the curb. If necessary, sidewalks shall
be notched to accommodate the  trees.  Ornamental or shade trees  should be provided in the front
lawns along with  evergreen accent shrubs. Existing, non-scrub trees shall be retained.

9. PARKING REGULATIONS
 

Parking shall be provided in accordance with the applicable zoning and building code requirements of the City,
including PDA standards.  This will provide adequate vehicular parking for the Area. 

All permanent at-grade parking areas shall be screened on street-facing sides with a decorative wall and/or fence
of masonry, cast metal, or a combination thereof, with eight-foot masonry piers capped with appropriate stone
material located at gates, corners and every twenty-five (25) feet along the perimeter.  All such cast metal or
wrought iron fencing must be planted with a continuous evergreen hedge at least two and one-half (2-1/2) feet
high on planting and which is maintained at a minimum height of three and one-half  (3-1/2) feet at maturity.

                         
If parking lots exceed twenty-five (25) spaces, three percent (3%) of the interior of the parking lots  shall be
landscaped with trees, at least two and one-half (2-1/2) inch caliper in size on planting. These trees shall be
planted on islands, the largest of which shall be at least five (5) feet, planted with low-lying ground cover or other
plant material. 

            
10. SIGN REGULATIONS
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All new signs shall be limited as set out in the City Code, PDA stipulations, this Plan and contracts between the
LCRA and the Redeveloper.  A uniform signage plan shall be prepared by the Redeveloper for the entire project.
All new signs shall be restricted to those identifying the names and/or businesses of the person or firm occupying
the premises.

New wall signs shall not obstruct any architectural building elements, shall be placed only on those side of
buildings fronting on public or private streets, shall project no more than eighteen (18) inches from the face of
the building, shall not extend above the second floor window sill of the structure, and the total sign area shall
not exceed the lesser of either one hundred (100) square feet or ten percent (10%) of the ground floor wall
surface fronting on such streets.  Only one sign pr business per wall facing on a public or private street shall be
permitted.  In addition, one identification sign up to ten (10) sq. ft. in size may be placed on a wall facing a
parking area or open space, provided the LCRA confirms that such a sign is required.

Canvas awnings with signs are permitted, provided they are compatible with the overall design and architectural
details of the building upon which they are to be placed.  Signage on awnings is limited to awning valance.  In
no case shall signage be allowed on both an awning valance and a building for the same business.

Businesses having more than 40,000 square feet of ground floor area may have signs proportionately larger than
the maximum size set out in this section, provided that the LCRA confirms that there is need based upon the use,
location, or siting of the building.

Painted was signs, roof signs, pole signs, moving signs, animated or flashing signs, or permanent or portable
message board signs shall not be permitted in the Area, and no regular or mini billboards (free standing or
mounted on structures) shall be erected or maintained in the area, except that construction and leasing signs may
be maintained during construction and for a period of one (1) year after completion of improvements on any
respective parcel or part thereof.

11. BUILDING, CONDITIONAL USE AND SIGN PERMITS

No building, conditional use, or sign permits shall be issued by the City without the prior written approval of the
LCRA.

12. PUBLIC IMPROVEMENTS

No additional schools, parks, recreational and community facilities or other public facilities will be required.
Additional water, sewage or other public utilities may be required depending on development. The cost of such
utility improvements will be borne by the Redeveloper.

If funds are available to the LCRA, it may provide public improvements including, but not limited to, measures
for the control of traffic, improvements to street lighting, street trees, and any other improvements which may
further the objectives of this Plan.    

When developed in accordance with this Plan, the Area will comprise  a coordinated, adjusted and harmonious
development that promotes the health, safety, morals, order, convenience, prosperity, the general welfare,
efficiency and economy of the City.

C. PROPOSED SCHEDULE OF DEVELOPMENT

The implementation of this Plan shall take place in a single phase initiated within approximately one (1) year of approval
of this plan by ordinance and completed within approximately two (2) years of approval of this Amended Plan by
ordinance.

The LCRA may alter the above schedule as economic conditions warrant.

D. EXECUTION OF PROJECT

l. ADMINISTRATION AND FINANCING

The LCRA is empowered by Missouri law to administer development of all types pursuant to this Plan and can
do so to the extent and in the manner prescribed by the Land Clearance for Redevelopment Authority Law of
Missouri.

 
All costs associated with the development of the Area will be borne by the Redeveloper.

Implementation of this Plan may be financed by funds obtained from private and/or public sources, including,
without limitation, revenue bonds, bank loans, and equity funds provided by the Redeveloper.

2. PROPERTY ACQUISITION 
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The Property Acquisition Map, Exhibit "D" attached, identifies all the property located in the Area.  The LCRA
may not acquire any property in the Area by the exercise of eminent domain.   

3. PROPERTY DISPOSITION 

If the LCRA acquires property in the Area, it may sell or lease the property to a Redeveloper who shall agree
to develop such property in accordance with this Plan and the contract between such Redeveloper and the LCRA.
Any property acquired by the LCRA and sold to a Redeveloper will be sold at not less than its fair value, taking
into account and giving consideration to those factors enumerated in Section 99.450, R.S.Mo. (1994) as
amended, for uses in accordance with this Plan.

 4. RELOCATION ASSISTANCE

The property within the area is currently partly occupied.  All eligible occupants displaced as a result of the
implementation of the Plan shall be given relocation assistance in accordance  with all applicable federal, state
and local laws, ordinances,  regulations and policies.

COOPERATION OF THE CITY

The City and its Board of Aldermen, by enacting an ordinance approving this Plan, pledges its  cooperation to enable
the project to be carried out in a timely manner and in accordance with this Plan.

F. TAX ABATEMENT
 

A Redeveloper shall hereby be entitled to ad valorem tax abatement benefits for a period not to exceed ten (10) years
from the commencement of such tax abatement.  A Redeveloper may seek such tax abatement pursuant to Sections
99.700 -99.715, Revised Statutes of Missouri, upon application as provided therein.

In lieu of the ten (10) year abatement outlined above, a Redeveloper which is an urban  redevelopment corporation
formed pursuant to Chapter 353 of the Missouri Statutes shall hereby be entitled to real property ad valorem tax
abatement seeking to redevelop property at 408 Olive St. for a total period of up to twenty (20) years from the
commencement of such tax abatement, in accordance with the following provisions of the Plan:

If property in the Area is sold by the LCRA to an urban redevelopment corporation formed pursuant to Chapter 353 of
the Missouri Statutes, or if any such corporation shall own property within the Area, then for the first ten (10) years after
the date the redevelopment corporation shall acquire title to such property, taxes on such property shall be based upon
the assessment of land, exclusive of any improvements thereon, during the calendar year preceding the calendar year
during which such corporation shall for the same ten (10) year period make a payment in lieu of taxes to the Collector
of Revenue of the City in an amount based upon the assessment on the property, including land and improvements,
during the calendar year preceding the calendar year during which such corporation shall lease such property.

For the ensuing period of up to ten (10) years following the original period stated above, any such corporation shall pay
taxes and payments in lieu of taxes as provided above in an amount based upon fifty percent (50%) of the then normal
assessment of the land and improvements.  Thereafter any such corporation shall pay the full amount of taxes.

All payments in lieu of taxes shall be a lien upon the property and, when paid to the Collector of Revenue of the City
shall be distributed as all other property taxes.  These partial tax relief and payment in lieu of  taxes provisions, during
up to said twenty (20) year period, shall inure to the benefit of all successors in interest in the property of the
redevelopment corporation, so long as such successors shall continue to use such property as provided in this Plan and
in any contract with the LCRA.  In no event shall such benefits extend beyond twenty (20) years after the redevelopment
corporation shall have acquired title to the property.

G. COMPLIANCE WITH AFFIRMATIVE ACTION AND NONDISCRIMINATION LAWS AND REGULATIONS

l. LAND USE

The Redeveloper shall not discriminate on the basis of race, color, creed, national origin, marital status, sex, age,
sexual orientation or physical handicap in the lease, sale or occupancy of the Area.

2. CONSTRUCTION AND OPERATIONS

A Redeveloper shall not discriminate on the basis of race, color, creed, national origin, marital status, sex, age,
sexual orientation or physical handicap in the construction and operation of any project in the Area and shall take
such affirmative action as may be appropriate to afford opportunities to everyone in all activities of the project,
including enforcement, contracting, operating and purchasing.

3. LAWS AND REGULATIONS
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A Redeveloper shall comply with all applicable federal, state and local laws, ordinances, executive orders and
regulations regarding nondiscrimination and affirmative action, including the Community Development Agency
Guidelines for Maximum Utilization of Minority Enterprises dated January 1, 1981, as may be amended, and
the "Equal Opportunity and Nondiscrimination Guidelines" in Exhibit "E", attached.

4. ENFORCEMENT

All of the provisions of this Section G shall be incorporated in a Contract between the LCRA and a Redeveloper,
which agreement shall be recorded in the office of the Recorder of Deeds.  The provisions of G (1) and G (3)
shall be covenants running with the land, without limitation  as to time, and the provisions of G (2) shall be for
the duration of this Plan and any extension thereof.  All of the provisions of Section G shall be enforceable
against the Redeveloper, its heirs, successors or assigns, by the LCRA, the City, any state having jurisdiction or
the United States of America.

H. MODIFICATIONS OF THIS PLAN

Any proposed modification which will substantially change this Plan shall be approved by the St. Louis Board of
Aldermen in the same manner as this Plan was first approved.  Modifications which will substantially change this Plan
include, but are not necessarily limited to, modifications on the use of eminent domain, to the length of tax abatement,
to the boundaries of the area, or other items which alter the nature or intent of this plan.  This Plan may be otherwise
modified (e.g. urban design regulations, development schedule) by the LCRA, provided that such revisions shall be
effective only upon the consent of the Planning Commission of the City.  Changes which are not substantial are those
that do not go to the crux of this Plan.

I. DURATION OF REGULATION AND CONTROLS 

The regulation and controls set forth in this Plan shall be in full force and effect for twenty-five years  commencing with
the effective date of approval of this Plan by ordinance, and for additional ten (10) year periods unless before the
commencement of any such ten (10) year period the Board of Aldermen shall terminate this Plan as of the end of the
term then in effect, except as provided in Section G (4) of this Plan.

J.  EXHIBITS 

All attached exhibits are hereby incorporated by reference into this Plan and made a part hereof.

K. SEVERABILITY 

The elements of this Plan satisfy all requirements of state and local laws.  Should any provisions of this Plan be held
invalid by a final determination of a court of law, the remainder of the provisions hereof shall not be affected thereby,
and shall remain in full force and effect.

EXHIBIT “A”

THE 401 & 408 OLIVE STREET AND 400 WASHINGTON AVENUE AREA
LEGAL DESCRIPTION

1.) 400 Washington Avenue: CB 97 4th ST., 150 ft./irreg./90 ft. 3 in./110 ft.  Common Fields Add’n., block 3 bounded N.
Washington Avenue. (97-00-0030)

2.) 408 Olive Street:  CB 100 4th ST., 116 ft. 2 in., by 127 ft. 6 in., Chouteau & Lucas Add’n., lot 10.
(100-00-0010)

3.) 401 Olive Street includes:

301 N. 4th St.:   CB 99 4th St., 114 ft. 5 in./irreg. x 120/134 ft 6 3/8 in.,
Lucas and Chouteau Add'n., BD S. Olive St.
(09900070)

413 R Olive St.  CB 99 no front 57 ft. x 14 ft. 8 in. Lucas " 
Add'n. bounded S. private alley.
(09900065)

EXHIBIT "A-1"

THE 408 OLIVE STREET & 400 WASHINGTON AVENUE ARE
LEGAL DESCRIPTION

1.) 400 Washington Avenue:
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CB 97 4th St., 150 ft./irreg./90 ft. 3 in./110 ft.
Common Fields Add'n., block 3 bounded N. Washington Avenue
(97-00-0030)

2.) 408 Olive Street:
CB 100 4th St., 116 ft. 2 in., by 127 ft. 6 in.
Chouteau & Lucas Add'n., lot 10.
(100-00-010)

See attached Exhibits B, C & D
EXHIBIT E

FORM: 05/26/99

EQUAL OPPORTUNITY AND NONDISCRIMINATION GUIDELINES

In  any contract  for work in connection with the redevelopment of any property in the Area, the Redeveloper (which term shall
include Redeveloper, any designees, successors and assigns thereof, any entity formed to implement the project of which the
Redeveloper is affiliated), its contractors and subcontractors shall comply with all federal, state and local laws, ordinances, or
regulations governing equal opportunity and nondiscrimination (Laws). Moreover, the Redeveloper shall contractually require its
contractors and subcontractors to comply with such laws.

The Redeveloper and its contractor will not contract or subcontract with any party known to have been found in violation of any such
laws, ordinances, regulations or these guidelines.

The Redeveloper shall fully comply with Executive Order #28 dated July 24, 1997 relating to minority and women-owned business
participation in City contracts. 

The Redeveloper agrees for itself and its successors and assigns, that there shall be covenants to ensure that there shall be no
discrimination on the part of the Redeveloper, its successors or assigns upon the basis of race, color, creed, national origin, sex,
marital status, age, sexual orientation or physical handicap in the sale, lease, rental use or occupancy of any property, or any
improvements erected or to be erected in the Area or any part thereof, and those covenants shall run with the land and shall be
enforceable by the LCRA, the City, and the United States of America, as their interests may appear in the project.

Redeveloper shall fully comply (and ensure compliance by “anchor tenants”) with the provisions of St. Louis City ordinance #60275
which is codified at Chapter 3.09 of the Revised Ordinances of the City of St. Louis. 

Approved: December 21, 2002

ORDINANCE NO. 65739 - EXHIBITS B, C & D
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ORDINANCE #65740
Board Bill No. 304

An ordinance approving a Redevelopment Plan for the Amended North Broadway St., Angelica St., N. 9th St., and
Salisbury St. Area (“Area”) after finding that the Area is blighted as defined in Section 99.320 of the Revised Statutes of Missouri,
1994, as amended, (the “Statute” being Sections 99.300 to 99.715 inclusive), containing a description of the boundaries of said Area
in the City of St. Louis (“City”), attached hereto and incorporated herein as Exhibit “A”, finding that redevelopment and rehabilitation
of the Area is in the interest of the public health, safety, morals and general welfare of the people of the City; approving the Plan
dated October 22, 2002 for the Area (“Plan”), incorporated herein by attached Exhibit “B”, pursuant to Section 99.430; finding that
there is a feasible financial plan for the development of the Area which affords maximum opportunity for development of the Area
by private enterprise; finding that any property in the Area may be acquired by the Land Clearance for Redevelopment Authority
of the City of St. Louis (“LCRA”) through the exercise of eminent domain; finding that the property within the Area is partially
occupied, the Redeveloper shall be responsible for relocating any eligible occupants displaced as a result of implementation of the
Plan; finding that there shall be available ten (10) year real estate tax abatement; and pledging cooperation of the Board of Aldermen
and requesting various officials, departments, boards and agencies of the city to cooperate and to exercise their respective powers
in a manner consistent with the Plan.

WHEREAS, by reason of predominance of defective or inadequate street layout, insanitary or unsafe conditions,
deterioration of site improvements, improper subdivision or obsolete platting, there exist conditions which endanger life or property
by fire or other causes and constitute an economic or social liability or a menace to the public health. safety, morals or welfare in
the present condition and use of the Area, said Area being more fully described in Exhibit “A”; and

WHEREAS, such conditions are beyond remedy and control solely by regulatory process in the exercise of the police
power and cannot be dealt with effectively by ordinary private enterprise without the aids provided in the Statute; and 

WHEREAS, there is a need for the LCRA, a public body corporate and politic created under Missouri law, to undertake
the development of the above described Area as a land clearance project under said Statute, pursuant to plans by or presented to the
LCRA under Section 99.430.1 (4); and

WHEREAS, the LCRA has recommended such a plan to the Planning Commission of the city of St. Louis (“Planning
Commission”) and to this St. Louis Board of Aldermen (“Board”), titled “Blighting Study and Plan for Amended North Broadway
St., Angelica St., N. 9th St., and Salisbury St. Area Area, dated October 22, 2002, consisting of a Title Page, a Table of Contents
Page, and twelve (12) numbered pages, attached hereto and incorporated herein as Exhibit “B” (“Plan”); and

WHEREAS, under the provisions of the Statute, and of the federal financial assistance statutes, it is required that this
Board take such actions as may be required to approve the Plan; and

WHEREAS, it is desirable and in the public interest that a public body, the LCRA, undertake and administer the Plan
in the Area; and

WHEREAS, the LCLRA and the Planning Commission have made and presented to this Board the studies and
statements required to be made and submitted by Section 99.430 and this Board has been fully apprised by the LCRA and the
Planning Commission of the facts and is fully aware of the conditions in the Area; and

WHEREAS, the Plan has been presented and recommended by LCRA and the Planning Commission to this Board for
review and approval; and

WHEREAS, a general plan has been prepared and is recognized and used as a guide for the general development of the
City and the Planning Commission has advised this Board that the Plan conforms to said general plan; and

WHEREAS, this Board has duly considered the reports, recommendations and certifications of the LCRA and the
Planning Commission; and  

WHEREAS, the Plan does prescribe land use and street and traffic patterns which may require, among other things, the
vacation of public rights-of-way, the establishment of new street and sidewalk patterns or other public actions; and

WHEREAS, this Board is cognizant of the conditions which are imposed on the undertaking and carrying out of a
redevelopment project, including those relating to prohibitions against discrimination because of race, color, creed, national origin,
sex, marital status, age, sexual orientation or physical handicap; and

WHEREAS, in accordance with the requirements of Section 99.430 of this Statute, this Board advertised that a public
hearing would be held by this Board on the Plan, and said hearing was held at the time and place designated in said advertising all
those who were interested in being heard were given a reasonable opportunity to express their views; and

WHEREAS, it is necessary that this Board take appropriate official action respecting the approval of the Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY OF ST. LOUIS AS FOLLOWS:
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SECTION ONE.  There exists within the City of St. Louis (“City”) a blighted area, as defined by Section 99.320 of the
Revised Statutes of Missouri, 1994, as amended, (the “Statute” being Section 99.300 to 99.715 inclusive, as amended) described in
Exhibit “A”, attached hereto and incorporated herein, known as Amended North Broadway St., Angelica St., N. 9th St. & Salisbury
St. Area.

SECTION TWO.  The redevelopment of the above described Area, as provided by the Statute, is necessary and in the
public interest, and is in the interest of the public health, safety, morals and general welfare of the people of the City.

SECTION THREE.  The Area qualifies as a redevelopment area in need of redevelopment under the provision of the
Statute, and the Area is blighted as defined in Section 99.320 of the Statute.

SECTION FOUR.  The Blighting Study and Plan for the Area, dated October 22, 2002 (“Plan”) having been duly
reviewed and considered, is hereby approved and incorporated herein by reference, and the President or Clerk of this St. Louis Board
of Aldermen (“Board”) is hereby directed to file a copy of said Plan with the Minutes of this meeting.

SECTION FIVE.  The Plan for the Area is feasible and conforms to the general plan for the City.

SECTION SIX.  The financial aid provided and to be provided for financial assistance pertaining to the Area is
necessary to enable the redevelopment activities to be undertaken in accordance with the Plan for the Area, and the proposed
financing plan for the Area is feasible.

SECTION SEVEN.  The Plan for the Area will afford maximum opportunity, consistent with the sound needs of the
City as a whole, for the redevelopment of the Area by private enterprise, and private developments to be sought pursuant to the
requirements of the Statute.

SECTION EIGHT.  The Plan for the Area provides that the Land Clearance for Redevelopment Authority of the City
of St. Louis (“LCRA”) may acquire any property in the Area by the exercise of eminent domain.

SECTION NINE.  The property within the Area is currently partially occupied.  The Redeveloper (“Redeveloper” being
defined in Section Twelve, below) shall be given relocation assistance by the Redeveloper at its expense, in accordance with all
applicable federal, state and local laws, ordinances, regulations and polices.

SECTION TEN.  The Plan for the Area gives due consideration to the provision of adequate public facilities.

SECTION ELEVEN.  In order to implement and facilitate the effectuation of the Plan hereby approved it is found and
determined that certain official actions must be taken by this board and accordingly this Board hereby:

(a) Pledges its cooperation in helping to carry out the Plan;

(b) Requests the various officials, departments, boards and agencies of the City, which have administrative
responsibilities, likewise to cooperate to such end and to execute their respective functions and powers in a manner consistent with
the Plan; and

(c) Stands ready to consider and take appropriate action upon proposals and measures designed to effectuate the Plan.

SECTION TWELVE.  All parties participating as owners or purchasers of property in the Area for redevelopment
(“Redeveloper”) shall agree for themselves and their heirs, successors and assigns that they shall not discriminate on the basis of race,
color, creed, national origin, sex, marital status, age, sexual orientation or physical handicap in the sale, lease, or rental of any
property or improvements erected or to be erected in the Area of any part thereof and those covenants shall run with the land, shall
remain in effect without limitation of time, shall be made part of every contract for sale, lease, or rental of property to which
Redeveloper is a party, and shall be enforceable by the LCRA, the City and the United States of America.

SECTION THIRTEEN.  In all contracts with private and public parties for redevelopment of any portion of the Area,
all Redevelopers shall agree:

(a) To use the property in accordance with the provisions of the Plan, and be bound by the conditions and procedures
set forth there in and in this Ordinance;

(b) That in undertaking construction under the agreement with the LCRA and the Plan, bona fide Minority Business
Enterprises (“MBE’s”) and Women’s Business Enterprises (“WBE’s”) will be solicited and fairly considered for contracts,
subcontracts and purchase orders;

(c) To be bound by the conditions and procedures regarding the utilization of MBEs and WBEs established by the
City;

(d) To adhere to the requirements of the Executive Order of the Mayor of the city, dated July 24, 1997.

(e) To comply with the requirements of Ordinance No. 60275 of the City;
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(f) To cooperate with those programs and methods supplied by the City with the purpose of accomplishing, pursuant
to this paragraph, minority and women subcontractors and material supplier participation in the construction under this Agreement.
The Redeveloper will report semi-annually during the construction period the results of its endeavors under this paragraph, to the
Office of the Mayor and the President of this Board; and

(g) That the language of this Section Thirteen shall be include3d in its general construction contract and other
construction contracts let directly by Redeveloper.

The term MBE shall mean a sole proprietorship, partnership, corporation, profit or non-profit organization owned,
operated and controlled by minority group members who have at least fifty-one percent (51%) ownership.  The minority group
member(s) must have operational and management control, interest in capital and earnings commensurate with their percentage of
ownership.  The term Minority Group Member(s) shall mean persons legally residing in the United States who are Black, Hispanic,
Native American (American Indian, Eskimo, Aleut or Native Hawaiian), Asian Pacific American (persons with origins from Japan,
China, the Philippines, Vietnam, Korea, Samoa, Guam, U.S. Trust Territory of the Pacific Islands, Laos, Cambodia or Taiwan) or
Asian Indian American (persons with origins from India, Pakistan or Bangladesh).  The term WBE shall mean a sole proprietorship,
partnership, corporation, profit or non-profit organization owned, operated and controlled by a woman or women who have at least
fifty-one (51%) ownership.  The woman or women must have operational and managerial control, interest in capital and earnings
commensurate with their percentage of ownership.

The term “Redeveloper” as used in this Section shall include its successors in interest and assigns.

SECTION FOURTEEN. A Redeveloper may seek ten-(10) year real estate tax abatement pursuant to Sections 99.700
– 99.715, Revised Statutes of Missouri 1994, as amended, upon applications as provided therein.  Such real estate tax abatement shall
not include any Special Business District, Neighborhood Improvement District, Commercial Improvement District, or any other
similar local taxing district created in accordance with Missouri law, whether now existing or later created:

In lieu of the ten (10) year abatement outlined above, a Redeveloper which is an urban redevelopment corporation
formed pursuant to Chapter 353 of the Missouri Statutes shall hereby be entitled to real property ad valorem tax
abatement, which shall not include any Special Business District, Neighborhood Improvement District, Commercial
Improvement District, or any other single local taxing district created in accordance with Missouri law, whether now
existing or later created, for a total period of up to twenty-five (25) years from the commencement of such tax abatement,
in accordance with the following provisions of this Plan.

If property in the Area is sold by the LCRA to an urban redevelopment corporation formed pursuant to Chapter
353 of the Missouri Statutes, or if any such corporation shall own property within the Area, then for the first ten (10)
years after the date the redevelopment corporation shall acquire title to such property, taxes on such property shall be
based upon the assessment of land, exclusive of any improvements thereon, during the calendar year preceding the
calendar year during which such corporation shall have acquired title to such property.  In addition to such taxes, any
such corporation shall for the same ten (10) year period make a payment in lieu of taxes to the Collector of Revenue of
the City of St. Louis in an amount based upon the assessment on the improvements located on the property during the
calendar year preceding the calendar year during which such corporation shall have acquired title to such property.  If
property shall be tax-exempt because it is owned by the LCRA and leased to any such corporation, then such corporation
for the first ten (10) years of such lease shall make payments in lieu of taxes to the Collector of Revenue of the City in
an amount based upon the assessment on the property, including land and improvements, during the calendar year
preceding the calendar year during which such corporation shall lease such property.

All payments in lieu of taxes shall be a lien upon the property and, when paid to the Collector of Revenue of the
City shall be distributed as all other property taxes.  These partial tax relief and payment in lieu of taxes provisions,
during up to said ten (10) year period, shall inure to the benefit of all  successors in interest in the property of the
redevelopment corporation, so long as such successors shall continue to use such property as provided in this Plan and
in any contract with the LCRA.  In no event shall such benefits extend beyond ten (10) years after the redevelopment
corporation shall have acquired title to the property.

SECTION FIFTEEN.  Any proposed modification, which will substantially change the Plan, must be approved by the
St. Louis Board of Aldermen in the same manner as the Plan was first approved.  Modifications which will substantially change the
Plan include, but are not necessarily limited to, modifications on the use of eminent domain, to the length of tax abatement, to the
boundaries of the Area, or to other items which alter the nature or intent of the Plan.  The Plan may be otherwise modified (e.g. urban
design regulations, development schedule) by the LCRA, provided that such revisions shall be effective only upon the consent of
the Planning Commission of the City.  Changes which are not substantial are those that do not go to the crux of the Plan.

SECTION SIXTEEN.  The sections of this Ordinance shall be severable.  In the event that any section of this Ordinance
is found by a court of competent jurisdiction to be invalid, the remaining sections of this Ordinance are valid, unless the court finds
the valid sections of the Ordinance are so essential and inseparably connected with and dependent upon the void section that it cannot
be presumed that this Board would have enacted the valid sections without the void ones, or unless the court finds that the valid
sections standing alone are incomplete and are incapable of being executed in accordance with the legislative intent.
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EXHIBIT "A"

AMENDED NORTH BROADWAY ST., ANGELICA ST., N. 9TH ST. & SALISBURY STREET. AREA
LEGAL DESCRIPTION

All of City Block 1931 and 1219 and a portion of Blocks 1217 and 1226 in the City of St. Louis, more specifically described as
follows:

Beginning at the point of intersection of the west line of North Broadway (80 feet wide) and the north line of Salisbury St. (40 feet
wide); thence westwardly along said north line of Salisbury St. across an intersecting alley to its point of intersection with the east
line of property now, or formerly, owned by Mallinckrodt, Inc., thence northwardly along said property line to its point of intersection
with the south line of property now, or formerly, owned by the City of Venice, IL, Inc.; thence eastwardly along said property line
and its eastward prolongation to its point of intersection with the east line of a 20 foot wide north-south alley in City Block 1217;
thence southwardly along said east line of said alley to its point of intersection with the south line of property now, or formerly,
owned by the City of Venice, IL, Inc.; thence eastwardly along said property line to its point of intersection with the west line of
North Broadway; thence southwardly along said west line of North Broadway to its point of intersection with the south line of
Salisbury St., the point of beginning.

Beginning at the point of intersection of the west line of North Broadway and the north line of property now, or formerly, owned by
the City of Venice, IL, Inc.; thence westwardly along said north property line to its point of intersection with the east line of a 20 foot
wide north-south alley in City Block 1217; thence northwardly along said east alley line to its point of intersection with the eastward
prolongation of the North line of property now, or formerly, owned by the City of Venice, IL, thence westwardly along said
prolongation and said north property line to its point of intersection with the east line of North Ninth St. (60 feet wide): thence
northwardly along said east line of North Ninth St., across all intersecting streets and alleys to its point of intersection with the south
line of Angelica St. (50 feet wide); thence eastwardly along said south line of Angelica St. to its point of intersection with the west
line of North Broadway; thence southwardly along said west line of North Broadway to its point of intersection with the north line
of property now, or formerly, owned by Myrtle Redevelopment Corp.; thence westwardly along said north property line to its point
of intersection with the east line of a 20 foot wide north-south alley in City Block 1226; thence southwardly along said east alley line
to its point of intersection with the south line of property now, or formerly, owned by Myrtle Redevelopment Corp.; thence eastwardly
along said south property line to its point of intersection with the west line of North Broadway; thence southwardly along said west
line of North Broadway, across all intersecting streets and alleys, to its point of intersection with the north line of property now, or
formerly , owned by the City of Venice, IL, Inc., the point of beginning. 
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 DISCRIMINATION GUIDELINES

A. EXISTING CONDITIONS AND FINDINGS OF BLIGHT

1. DELINEATION OF BOUNDARIES

The North Broadway Street, Angelica Street, N. 9th Street and Salisbury Street Area ("Area") encompasses
approximately 10.27 acres in the Near North Riverfront neighborhood of the City of St. Louis ("City").

        
The legal description of the Area is attached and labeled Exhibit "A".  The boundaries of the Area are delineated
on Exhibit "B" ("Project Area Plan").

2. GENERAL CONDITION OF THE AREA

The Area comprises all of City Blocks 1931 and 1219, and parts of City Blocks 1217 and 1226, and includes the
following addresses: 3701-17, 3731-3953 and 4033-51 North Broadway; 3740-4044 North Ninth St.; 801-21
Salisbury St.; and 816-22 Angelica Street.  The Area is in fair to poor condition.  The physical conditions within
the Area are shown on Exhibit "B" (Project Area Plan).  For the purpose of this Plan, "Fair Condition" means
(1) property that is generally structurally sound but suffers from inadequate maintenance and upkeep, or (2)
vacant unimproved property that is under-utilized.  "Poor Condition" means (1) buildings that are structurally
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unsound and/or substantially deteriorated, requiring major improvements such as new roofs, windows, systems,
etc., in order to be used productively, or (2) property without buildings which is poorly maintained, has
crumbling pavement, and/or is used for open storage.

Unemployment figures, computed by the Missouri State Employment Service, indicate a 10.0% unemployment
rate for the City as of June 2002.  It is estimated that this rate is prevalent for residents of the neighborhoods
surrounding the Area.

There are currently approximately 200 jobs within the Area.

3. PRESENT LAND USE OF THE AREA

Existing land uses within the Area include one (1) junk yard, (1) occupied metal structure; two (2) occupied,
masonry structures; nine (9) partially occupied, residential structures; (12) vacant lots, and one (1) meat company
complex.

The land use, including the location of public and private uses, streets and other rights-of-way is shown on
Exhibit "B".

4. PRESENT LAND USE AND DENSITY OF SURROUNDING PROPERTIES

The properties surrounding the Area are primarily used for residential purposes.  

Residential density for the surrounding neighborhoods is approximately 0.34 person per acre.

5. CURRENT ZONING

The Area is zoned “K” Unrestricted, " J ” Industrial, “C” Multi-Family Dwelling, and “F” Area Commercial
District pursuant to the Zoning Code of the City, which is incorporated in this Plan by reference. 

6. FINDING OF BLIGHT

The property within the Area is partially occupied and in fair to poor condition (as defined in Section A(2)
above).  The existence of deteriorated property constitutes both an economic liability to the City of St. Louis and
presents a hazard to the health and well being of its citizens.  These conditions, therefore, qualify the Area as
blighted within the meaning of Section 99.300 et seq. of the Revised Statutes of Missouri (the Land Clearance
for Redevelopment Authority Law).

B. PROPOSED DEVELOPMENT AND REGULATIONS

1. DEVELOPMENT OBJECTIVES

The primary objective of this Plan is to facilitate the development of the Area into productive
commercial/industrial uses.

2. PROPOSED LAND USE OF THE AREA

The proposed land uses for the Area are commercial/industrial uses permitted in Areas designated “J” Industrial
Districts by the City of St. Louis Zoning Code. Redevelopers contracting with the Land Clearance for
Redevelopment Authority of the City of St. Louis ("LCRA") to develop property in the Area (hereafter referred
to as "Redeveloper") shall not be permitted to use said property only for the following:

pawn shops, adult bookstores, x-rated movie houses, massage parlors or health spas, auto and truck dealers (new
or used), storefront churches, pinball arcades, pool halls, secondhand or junk shops, tattoo parlors, truck or other
equipment rentals requiring outside storage, blood donor facilities, free standing package liquor stores, check
cashing centers, any use (except  for financial institutions) that utilizes a sales or service window or facility for
customers who are in cars, or restaurants that sell products to customers who are in cars or who consume the sold
products in cars parked on the restaurant premises, or sell products through a sales window to customers who
are in cars or to pedestrians outside the building for immediate consumption by the customer either on or off the
premises, automobile service or stations. 

Exhibit "C" (Proposed Land Use) shows the proposed uses for the Area.

3. PROPOSED ZONING

The zoning for the Area should be “J” industrial District.  All land coverage and building intensities shall be
governed thereby.
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4. RELATIONSHIP TO LOCAL OBJECTIVES

The proposed land uses, zoning, public facilities and utility plans are appropriate and consistent with local
objectives as defined by the General Plan of the City of St. Louis which includes the "Comprehensive City Plan"
(1947), the "St. Louis Development Program" (1973), and the "Economic Development Strategy" (1978). Any
specific proposal to the LCRA for development of the Area or any portion of the Area shall contain, among other
things, adequate provisions for traffic, vehicular parking, safety from fire, adequate provisions for light and air,
sound design and arrangement and improved employment opportunities.

5. PROPOSED EMPLOYMENT FOR THIS AREA

Approximately 25 to 30 new permanent jobs will be created if the Area is developed in accordance with this
Plan.  The exact number of jobs created will depend upon the specific nature of the proposed development. 

6. CIRCULATION

The Proposed Land Use Plan (Exhibit "C") indicates the proposed circulation system for the Area.  The layouts,
levels and grades of all public rights-of-way may remain unchanged, except that Farrar St. and Bremen Ave. may
be vacated between North Broadway and Ninth St.  An east/west alley in Block 1931, a portion of a north/south
alley in City Block 1219, and a portion of an alley in City Block 1217 may also be vacated.

Rights-of-way changes will be subject to the review and approval of the City Department of Streets, and all
vacations of rights-of-way are subject to approval by ordinance.

7. BUILDING AND SITE REGULATIONS

The Area shall be subject to all applicable federal, state and local laws, ordinances, regulations and codes,
including but not limited to, the City Building Code, Zoning District Regulations, and stipulations of the
Planning and Urban Design Agency ("PDA") of the City. The population densities, land coverage, and building
intensities of redevelopment shall be governed by the Zoning Code.  No changes in the building codes or
ordinances are required.

Each Redeveloper shall develop the Area in accordance with this Plan and the Redevelopment Agreement, and
shall maintain all structures, equipment, paved areas, and landscaped areas controlled by the Redeveloper in good
and safe order both inside and outside, structurally and otherwise, including necessary and proper painting.
Failure to meet these requirements may result in suspension of tax abatement by the LCRA.

8. URBAN DESIGN

a. Urban Design Objectives

The intent is to establish an attractively landscaped concentration of new and substantially upgraded
existing uses along the North Broadway and North Ninth Street Industrial corridors. 

b. Urban Design Regulations

Retained, structurally sound buildings shall be significantly improved, especially the exterior building
walls and landscaped.  Buildings beyond salvageability shall be removed.  Design expression and
details of other than unimpressionable structures shall be maintained and, where possible, enhanced.

New structures shall be generally compatible with retained structures to be upgraded. 

Debris, litter weeds, abandoned semi-trailers and scrub trees, etc., shall be removed. Unpaved parking
and vehicle loading/unloading and marshalling areas shall be paved.  Damaged or missing sidewalks
shall be replaced.

 
c. Landscaping

The property shall be well-landscaped.  Perimeter street trees of a minimum caliper of 2-1/2 inches and
generally 30-35 feet on center, depending upon tree type, utilities, curb cuts, etc., shall be provided
along all public or private streets - preferably in tree lawns along the curb.  Existing, healthy trees and
shrubs shall be retained, if feasible.

d. Fencing

Retained chain link fencing shall be repaired, debarbed and painted a black matte color.  New chain
link fencing shall be non-barbed and have a black matte color.  Privacy fencing shall be a good quality,
wood board type.  Stockade type fencing shall not be permitted.  Use of decorative metal fencing for
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front yards along North Broadway shall be required and shall be strongly encouraged for front yards
on the other streets. 

9. PARKING REGULATIONS

arking shall be provided in accordance with the applicable zoning and building code requirements of the City,
including PDA standards.  This will provide adequate vehicular parking for the Area.

Surface parking shall not extend beyond the established building line.  Surface parking along public streets shall
be buffered by a continuous evergreen hedge at least two and one-half (2-1/2) feet high on planting and
maintained at three and one-half 3-1/2) feet high at maturity.  Shade or ornamental trees shall be interspersed
within the hedgerows.  Three percent (3%) of the interior of all parking lots containing more than twenty-five
(25) spaces shall be landscaped with trees, at least two and one-half (2-1/2) inch caliper in size on planting.  The
trees shall be planted on islands, the largest dimension of which shall be at least five (5) feet, planted with low
lying ground cover or other plant material.

10. SIGN REGULATIONS

All new signs shall be limited as set out in the City Code, PDA stipulations, this Plan and contracts between the
LCRA and the Redeveloper.  A uniform signage plan must be prepared by the Redeveloper for the entire project.
All new signs shall be restricted to those identifying the names and/or business of the person or firm occupying
the premises.

New wall signs shall not obstruct any architectural building elements, and shall project no more than eighteen
(18) inches from the face of the building:  Upper Level signage shall be located just below or above the top floor
windows facing in any direction regardless of street orientation, shall not exceed 2% of the area of the façade
on which it appears nor have letters more than one foot in height for each ten foot (10') of building height
provided that the maximum shall be ten foot (10') high letters (i.e. maximum sign letter height on a fifty foot (50')
high building shall be five feet (5').  Pedestrian level signage shall be below the second floor windowsill of a
structure and/or above the storefront windows or on the sides of building perpendicular to the street.  The total
pedestrian level signage per business per façade shall be the lessor of fifty-(50) sq. ft. on ten percent (10%) of
the ground floor façade area.

Canvas awnings with signs are permitted, provided they are compatible with the overall design and architectural
details of the building upon which they are to be placed and are placed neatly within the window or door
opening.  Signage on awnings may be located on the sloping portion of the canvas awning, on the front of a
canopy or on the awning valance.  In no case shall signage be allowed on both an awning and a building for the
same business.  Logos and graphic elements may be up to ten (10) sq. ft. in size (depending on the size of the
awning), while names or brand copy shall be in proportion to the size of the awning, but in no case shall lettering
be more than twelve inches (12") high.

Businesses having more than 40,000 square feet of ground floor area may have signs proportionately larger than
the maximum size set out in this section, provided that the LCRA confirms that there is need based upon the use,
location, or siting of the building.

Painted wall signs, roof signs, monument signs, pole signs, moving signs, animated or flashing signs, or
permanent or portable message board signs shall not be permitted in the Area, and no regular or mini billboards
(free standing or mounted on structures) shall be erected or maintained in the area, except that construction and
leasing signs may be maintained during construction and for a period of one (1) year after completion of
improvements on any respective parcel or part thereof.

11. BUILDING, CONDITIONAL USE AND SIGN PERMITS

No building, conditional use, or sign permits shall be issued by the City without the prior written approval of the
LCRA.

12. PUBLIC IMPROVEMENTS

No additional schools, parks, recreational and community facilities or other public facilities will be required.
Additional water, sewage or other public utilities may be required depending on development. The cost of such
utility improvements will be borne by the Redeveloper.

If funds are available to the LCRA, it may provide public improvements including, but not limited to, measures
for the control of traffic, improvements to street lighting, street trees, and any other improvements which may
further the objectives of this Plan.

When developed in accordance with this Plan, the Area will comprise a coordinated, adjusted and harmonious
development that promotes the health, safety, morals, order, convenience, prosperity, the general welfare, efficiency and
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economy of the City.
 
C. PROPOSED SCHEDULE OF DEVELOPMENT

The implementation of this Plan shall take place in a single phase initiated within approximately one (1) year of approval
of this Plan by ordinance and completed within approximately two (2) years of approval of this Plan by ordinance.

The LCRA may alter the above schedule as economic conditions warrant.

D. EXECUTION OF PROJECT

1. ADMINISTRATION AND FINANCING

The LCRA is empowered by Missouri law to administer development of all types pursuant to this Plan and can
do so to the extent and in the manner prescribed by the Land Clearance for Redevelopment Authority Law of
Missouri.

All costs associated with the development of the Area will be borne by the Redeveloper.

Implementation of this Plan may be financed by funds obtained from private and/or public sources, including,
without limitation, revenue bonds, bank loans, and equity funds provided by the Redeveloper.

2. PROPERTY ACQUISITION

The Property Acquisition Map, Exhibit "D" attached, identifies all the property located in the Area.  The LCRA
may acquire any property in the Area by the exercise of eminent domain or otherwise.

3. PROPERTY DISPOSITION
 

If the LCRA acquires property in the Area, it may sell or lease the property to a Redeveloper who shall agree
to develop such property in accordance with this Plan and the contract between such Redeveloper and the LCRA.
Any property acquired by the LCRA and sold to a Redeveloper will be sold at not less than its fair value, taking
into account and giving consideration to those factors enumerated in Section 99.450, R.S.Mo. (1986) as
amended, for uses in accordance with this Plan.

4. RELOCATION ASSISTANCE

The property within the Area is currently partially occupied.  All eligible occupants displaced as a result of the
implementation of the Plan shall be given relocation assistance in accordance with all applicable federal, state
and local laws, ordinances, regulations and policies.

E. COOPERATION OF THE CITY

The City and its Board of Aldermen, by enacting an ordinance approving this Plan, pledges its cooperation to enable
the project to be carried out in a timely manner and in accordance with this Plan.

F. TAX ABATEMENT     

A Redeveloper shall hereby be entitled to ad valorem tax abatement benefits for a period not to exceed ten (10) years
from the commencement of such tax abatement.  A Redeveloper may seek such tax abatement pursuant to Sections
99.700 -99.715, Revised Statutes of Missouri, upon application as provided therein.

In lieu of the ten (10) year abatement outlined above, a Redeveloper which is an urban redevelopment corporation
formed pursuant to Chapter 353 of the Missouri Statutes shall hereby be entitled to real property ad valorem tax
abatement for a total period of up to ten (10) years from the commencement of such tax abatement, in accordance with
the following provisions of this Plan:

If property in the Area is sold by the LCRA to an urban redevelopment corporation formed pursuant to Chapter 353 of
the Missouri Statutes, or if any such corporation shall own property within the Area, then for the first ten (10) years after
the date the redevelopment corporation shall acquire title to such property, taxes on such property shall be based upon
the assessment of land, exclusive of any improvements thereon, during the calendar year preceding the calendar year
during which such corporation shall have acquired title to such property.  In addition to such taxes, any such corporation
shall for the same ten (10) year period make a payment in lieu of taxes to the Collector of Revenue of the City of St.
Louis in an amount based upon the assessment on the improvements located on the property during the calendar year
preceding the calendar year during which such corporation shall have acquired title to such property.  If property shall
be tax-exempt because it is owned by the LCRA and leased to any such corporation, then such corporation for the first
ten (10) years of such lease shall make payments in lieu of taxes to the Collector of Revenue of the City in an amount
based upon the assessment on the property, including land and improvements, during the calendar year preceding the
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calendar year during which such corporation shall lease such property. 

All payments in lieu of taxes shall be a lien upon the property and, when paid to the Collector of Revenue of the City
shall be distributed as all other property taxes.  These partial tax relief and payment in lieu of taxes provisions, during
up to said ten (10) year period, shall inure to the benefit of all successors in interest in the property of the redevelopment
corporation, so long as such successors shall continue to use such property as provided in this Plan and in any contract
with the LCRA.  In no event shall such benefits extend beyond ten (10) years after the redevelopment corporation shall
have acquired title to the property.

G. COMPLIANCE WITH AFFIRMATIVE ACTION AND NONDISCRIMINATION LAWS AND REGULATIONS

1. LAND USE

The Redeveloper shall not discriminate on the basis of race, color, creed, national origin, marital status, sex, age,
sexual orientation or physical handicap in the lease, sale or occupancy of the Area.

2. CONSTRUCTION AND OPERATIONS

A Redeveloper shall not discriminate on the basis of race, color, creed, national origin, marital status, sex, age,
sexual orientation or physical handicap in the construction and operation of any project in the Area and shall take
such affirmative action as may be appropriate to afford opportunities to everyone in all activities of the project,
including enforcement, contracting, operating and purchasing.

3. LAWS AND REGULATIONS

A Redeveloper shall comply with all applicable federal, state and local laws, ordinances, executive orders and
regulations regarding nondiscrimination and affirmative action, including the Community Development Agency
Guidelines for Maximum Utilization of Minority Enterprises  dated January 1, 1981, as may be amended, and
the “Equal Opportunity and Nondiscrimination Guidelines” in Exhibit “E”, attached.

4. ENFORCEMENT

All of the provisions of this Section G shall be incorporated in a Contract between the LCRA and a Redeveloper,
which agreement shall be recorded in the office of the Recorder of Deeds.  The provisions of G (1) and G (3)
shall be covenants running with the land, without limitation as to time, and the provisions of G (2) shall be for
the duration of this Plan and any extension thereof.

All of the provisions of Section G shall be enforceable against the Redeveloper, its heirs, successors or assigns,
by the LCRA, the City, any state having jurisdiction or the United States of America.

H. MODIFICATIONS OF THIS PLAN

Any proposed modification, which will substantially change this Plan, shall be approved by the St. Louis Board of
Aldermen in the same manner as this Plan was first approved.  Modifications which will substantially change this Plan
include, but are not necessarily limited to, modifications on the use of eminent domain, to the length of tax abatement,
to the boundaries of the Area, or other items which alter the nature or intent of this Plan.

This Plan may be otherwise modified (e.g. urban design regulations, development schedule) by the LCRA, provided that
such revisions shall be effective only upon the consent of the Planning Commission of the City.  Changes which are not
substantial are those that do not go to the crux of this Plan.

I. DURATION OF REGULATION AND CONTROLS

The regulation and controls set forth in this Plan shall be in full force and effect for twenty-five years commencing with
the effective date of approval of this Plan by ordinance, and for additional ten (10) year periods unless before the
commencement of any such ten (10) year period the Board of Aldermen shall terminate this Plan as of the end of the
term then in effect, except as provided in Section G (4) of this Plan.

J. EXHIBITS

All attached exhibits are hereby incorporated by reference into this Plan and made a part hereof.

K. SEVERABILITY

The elements of this Plan satisfy all requirements of state and local laws.  Should any provisions of this Plan be held
invalid by a final determination of a court of law, the remainder of the provisions hereof  shall not be affected thereby,
and shall remain in full force and effect.
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EXHIBIT "A"

AMENDED NORTH BROADWAY ST., ANGELICA ST., N. 9TH ST. & SALISBURY STREET. AREA
LEGAL DESCRIPTION

All of City Block 1931 and 1219 and a portion of Blocks 1217 and 1226 in the City of St. Louis, more specifically described as
follows:

Beginning at the point of intersection of the west line of North Broadway (80 feet wide) and the north line of Salisbury St. (40 feet
wide); thence westwardly along said north line of Salisbury St. across an intersecting alley to its point of intersection with the east
line of property now, or formerly, owned by Mallinckrodt, Inc., thence northwardly along said property line to its point of intersection
with the south line of property now, or formerly, owned by the City of Venice, IL, Inc.; thence eastwardly along said property line
and its eastward prolongation to its point of intersection with the east line of a 20 foot wide north-south alley in City Block 1217;
thence southwardly along said east line of said alley to its point of intersection with the south line of property now, or formerly,
owned by the City of Venice, IL, Inc.; thence eastwardly along said property line to its point of intersection with the west line of
North Broadway; thence southwardly along said west line of North Broadway to its point of intersection with the south line of
Salisbury St., the point of beginning.

Beginning at the point of intersection of the west line of North Broadway and the north line of property now, or formerly, owned by
the City of Venice, IL, Inc.; thence westwardly along said north property line to its point of intersection with the east line of a 20 foot
wide north-south alley in City Block 1217; thence northwardly along said east alley line to its point of intersection with the eastward
prolongation of the North line of property now, or formerly, owned by the City of Venice, IL, thence westwardly along said
prolongation and said north property line to its point of intersection with the east line of North Ninth St. (60 feet wide): thence
northwardly along said east line of North Ninth St., across all intersecting streets and alleys to its point of intersection with the south
line of Angelica St. (50 feet wide); thence eastwardly along said south line of Angelica St. to its point of intersection with the west
line of North Broadway; thence southwardly along said west line of North Broadway to its point of intersection with the north line
of property now, or formerly, owned by Myrtle Redevelopment Corp.; thence westwardly along said north property line to its point
of intersection with the east line of a 20 foot wide north-south alley in City Block 1226; thence southwardly along said east alley line
to its point of intersection with the south line of property now, or formerly, owned by Myrtle Redevelopment Corp.; thence eastwardly
along said south property line to its point of intersection with the west line of North Broadway; thence southwardly along said west
line of North Broadway, across all intersecting streets and alleys, to its point of intersection with the north line of property now, or
formerly , owned by the City of Venice, IL, Inc., the point of beginning. 

See attached Exhibits B, C & D

 EXHIBIT "E"
FORM:  05/26/99

EQUAL OPPORTUNITY AND NONDISCRIMINATION GUIDELINES

In any contract for work in connection with the redevelopment of any property in the Area, the Redeveloper (which term shall include
Redeveloper, any designees, successors and assigns thereof, any entity formed to implement the project of which the Redeveloper
is affiliated), its contractors and subcontractors shall comply with all federal, state and local laws, ordinances, or regulations
governing equal opportunity and nondiscrimination the Executive Orders of the Mayor of the City dated December 6, 1984, January
10, 1990, March 31, 1992, and all guidelines herein..

The Redeveloper and its contractor will not contract or subcontract with any party known to have been found in violation of any such
laws, ordinances, regulations or these guidelines.

In the redevelopment of the Area, there shall be maximum utilization of bona fide minority business enterprises (“MBE’s”) and
women business enterprises (“WBE’s” and, together with MBE’s, “disadvantaged business enterprises” or “DBE’s”).  The
Redeveloper will set a minimum goal of twenty-five percent (25%) MBE participation and five percent (5%) WBE participation
under these guidelines.  In the event the Redeveloper fails to attain that goal, the Redeveloper may be required to show good cause
therefore; provided however, that this requirement will be deemed to have been met when documentation evidences that all available
resources (i.e. DBE suppliers, contractors, and subcontractors) willing to perform the work or provide the supplies-at a price which
(I) is within the range requested by non-DBE’s, or (ii) if higher than that requested by non-DBE’s, is attributable to the effects of
past discrimination-have been exhausted.

The term MBE shall mean a sole proprietorship, partnership, corporation, profit or non-profit organization owned, operated and
controlled by minority group members who have at least fifty-one percent (51%) ownership.  The minority group member(s) must
have operational and management control and interest in capital and earnings commensurate with their percentage of ownership.
The term Minority Group Member(s) shall mean persons legally residing in the United States who are Black, Hispanic, Native
American (American Indian, Eskimo, Aleut or Native Hawaiian), Asian Pacific American (persons with origins from Japan, China,
the Philippines, Vietnam, Korea, Samoa, Guam, U.S. Trust Territory of the Pacific American (persons with origins from Japan, China,
the Philippines, Vietnam, Korea, Samoa, Guam, U.S. Trust Territory of the Pacific Islands, Laos, Cambodia or Taiwan) or Asian
Indian American (persons with origins from India, Pakistan or Bangladesh).  The term WBE shall mean a sole proprietorship,
partnership, corporation, profit or non-profit organization owned, operated and controlled by a woman or women who have at least
fifty-one (51%) ownership.  The woman or women must have operational and managerial control and interest in capital and earnings
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commensurate with their percentage of ownership.

The Redeveloper agrees for itself and its successors and assigns, that there shall be covenants to ensure that there shall be no
discrimination on the part of the Redeveloper, its successors or assigns upon the basis of race, color, creed, national origin, sex,
marital status, age, sexual orientation or physical handicap in the sale, lease, rental, use or occupancy of any property, or any
improvements erected or to be erected in the Area or any part thereof, and those covenants shall run with the land and shall be
enforceable by the LCRA, the City, and the United States of America, as their interests may appear in the project.

The Redeveloper agrees that if the redevelopment of the Area creates permanent jobs, it shall enter into an Employment Plan with
the Saint Louis Agency on Training and Employment and the LCRA for referral of jobs Training Partnership Act eligible individuals.
Said plan shall specify the number of jobs to be covered by the Employment Plan, the target date for referrals to begin, and the
procedure for referral.

Approved: December 21, 2002

ORDINANCE NO. 65740 - EXHIBITS B, C & D


